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“What artist so noble…as he who, with far-reaching conception of beauty, in designing power, 
sketches the outlines, writes the colors, and directs the shadows of a picture so great that Nature 
shall be employed upon it for generations, before the work he arranged for her shall realize his 
intentions” 
 
                      ~Frederick Law Olmsted 
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This report is the property of Clemson University’s Master of Real Estate Development Program (known herein as CU-MRED) and may be 
used only by parties to whom CU-MRED has delivered the report or to whom CU-MRED has approved such delivery. By accepting a copy of 
this report, the party who has possession thereof agrees to return it immediately upon CU-MRED’s request. No copies of this report shall be 
made without CU-MRED’s prior written consent and no excerpts or summaries hereof may be distributed, reproduced or included in any 
document without such consent.  
 
This report has been prepared as an academic exercise to fulfill course requirements and is based on assumptions reflected therein believed 
to be reasonable under existing circumstances and conditions. Neither CU-MRED nor the students involved in this project make any 
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University of South Carolina with a B.S. in Corporate Finance, 
2011 
 
Recent real estate development experience as a development intern for Johnson 
Development Associates in Spartanburg, SC. Worked in the multi-family division, 
specializing in the Class A apartment product type with “The Haven”. Exposed to all stages 
of the development process from site selection to sale of current assets of projects located 
in SC, PA, MD, FL and VA. Responsibilities included financial analysis, market research, 
presentations to investment committees, interaction with government municipalities, 
design experience, due diligence activities, multi-family leasing, deal pursuit and exposure 
to investment opportunities. Additional financial analyst experience with Carolina 
Collegiate Federal Credit Union allocating department budgets and researching market 
trends including job development, potential customer location patterns and target income 
of growth area.  
Ambition to pursue development opportunities specializing in urban markets.Desire to 
apply development experience in the multi-family and retail sectors.   
Development internship experience with JMC Design & Development/JMC Communities 
conducting a full hotel above retail feasibility study.  Built development and operating 
financials and led a charrette process for hotel/retail product in JMC’s Master Planned 
Community, Patrick Square Town Center in Clemson, SC.  Prior experience as a financial 
customer support analyst with fixed assets/real estate accounting software at Blackbaud 
(NASDAQ: BLKB) in Charleston, SC. Also worked as an account manager with Premier 
Parking in TN managing several parking properties including the 987 space garage in 
Nashville’s premier office building, The Pinnacle at Symphony Place (LEED Gold).  Created 
and maintained pro forma and wrote site proposals for future garage and lot 
development.  Additional marketing and sales internship experience at Vanderbilt 
University working in a team environment to exceed $100,000 sales goal. 
Strong desire to create value for a firm through significant contribution to the 
development process utilizing formal education, practical experience, and work ethic to 
make an immediate impact on the development team.  
 
Matt Evans  
Clemson University with a B.S. in Financial Management with 
Real Estate emphasis and Accounting minor, 2009  




























Ellen Mundy  
Clemson University with a B.F.A in Visual Arts and Business  
Administration Minor, 2011 
Personal experience in the development and management of multi-family for sale and for 
rent products with the development team of Estates Management Company. Assisted in 
the interior and exterior design of a 204-unit apartment community in Columbia, SC to 
find best unit design, functionality, and increase tenant quality of lifestyle while achieving 
overall financial performance. Recently held a summer associate position with 
MeadWestvaco’s Community Development and Land Management division in 
Summerville, SC on two cutting edge master planned communities totaling over 80,000 
acres. Responsibilities included maintaining a community design portfolio, feasibility 
studies on residential developments, research on green building certification programs 
and workforce housing opportunities.  Other professional positions include experience as 
a leasing assistant at 42 Magnolia apartment community expanding knowledge of leasing, 
renewals, work orders, and customer service. Past student intern for the Clemson 
University Lee Gallery to improve marketing and outreach and as an intern for the Ella 
Richardson Fine Art Gallery.  
Desire to apply a concentration of business and art to create value added real estate 
development to produce a quality of life and financial performance. 
Recent internship with Real Capital Analytics in New York learning commercial real 
estate market prices and metro area transaction trends. Assisted with commercial real 
estate data improvement. Prior experience with Beijing Global Technology Company 
(BJGTC), Taikang Life Insurance Company (Taikang Life) and China Life Insurance 
Company (China Life). Responsibilities within the Financial Department of BJGTC, 
involved accounts receivable ledger, balance sheet, and cost breakdown verification, 
requiring accounting and analysis skills. Gained customer service experience at Taikang 
Life and China Life, selling insurance services to customers, solidifying professional 
knowledge of the field, and evaluated the Children’s Insurance Program and had an 
opportunity to work in a team environment. Earned experience and education as a 
Trainee for the Young Talent Program with Citibank China in Beijing, China in wealth 
management group case discussions. Active leadership and student involvement as 
Shanxi University’s secretary general, managing and coordinating operation and policies 
of the student association.  Desire to apply consultant and development experience to a 
career focusing on mixed-use development that emphasizes urban as well as resort 
development. 
Tina Sui  







Dear Biltmore Farms Development Team,  
 
Grove Partners is proud to present The Arbor at Biltmore Park.  The 104-acre mixed use development, located adjacent to I-26 in Asheville, North Carolina.  The Arbor at Biltmore Park will be a 
highly desirable, pedestrian friendly, development that combines residential, medical office, retail and hospitality.  The unique combination of uses will attract visitors from the surrounding 
Western Carolinas for work, recreation and living.  
 
The 104-acre site is currently owned by Biltmore Farms LLC.  The site location lies adjacent to Biltmore Park Town Square, a successful mixed-use town center.  This location provides the 
development team a unique opportunity to capitalize on the success and energy of an established attraction, by continuing the mixed-use program established in Biltmore Park Town Square.   
The development plan proposed by Grove Partners integrates a Medical Office Campus with approximately 600,000 square feet of mixed-use development that is strategically placed along the 
streets and sidewalks of the development.  The Arbor at Biltmore Park will also feature a health and fitness Greenway, stretching over a mile in length connecting the Mountain to Sea Trail with 
the development’s central park.   
 
We invite you to review the following development plan, which explains and justifies the development team’s proposal and financial assumptions.  We hereby certify that to the best of our 
knowledge the statements and opinions contained in this proposal are full, true and correct.  There has been no attempt to evade or overlook any pertinent information.  The information 
contained serves the purpose of an academic exercise alone, and should not be utilized for future development plans without first consulting the development team.  Thank you for your 
consideration.   
 





Matt Evans  
 
 
Ellen Mundy  
 
 











Respond to the request of Biltmore Farms LLC. to propose, in detail, the master planning and development of the 104-acre subject site in Asheville, North Carolina.  
 
Vision  
Provide a detailed and accurate proposal for a new and unique mixed-use development, which captures the ideas and authenticity of the vibrant Asheville community.  
 
 
Mission Statement  
Grove Partners is dedicated to creating profound, pedestrian friendly, community-oriented urban centers.  The Arbor at Biltmore Park will demonstrate an environmentally sensitive, 
economically feasible and socially appealing mixed-use development. 
 
 
Development Cornerstones  
• Integrate Health and Wellness industries and services into the vibrant mixed-use community of South Asheville, which will support and enhance the existing urban fabric of Biltmore Park 
Town Square.   
• Deliver neighborhood retail convenience to the surrounding residents of Biltmore Park, The Ramble and Biltmore Forest, by providing destination shopping and dining for the Western 
Carolinas.  
• Introduce a community oriented neighborhood by providing competitively priced rental options for those eager to live, work and recreate in a true urban environment.  
• Promote Health and Fitness to surrounding communities, residents and visitors by providing the vibrant Greenway, which connects The Arbor at Biltmore Park with the Mountain to Sea 
Trail.  
• Encourage interaction between residents and visitors with the implementation of a series of communal gathering places, pedestrian walkways, public green spaces and external dining and 
amenity options. 
 







DEVELOPMENT SITE  
DEVELOPMENT SITE  
Historical	  Context	  
The	  subject	  site	  is	  part	  of	  a	  rich	  history,	  yet	  no	  historical	  structures	  (as	  designated	  by	  the	  National	  Park	  Service)	  are	  located	  on	  the	  site.	  	  The	  subject	  site	  traces	  its	  history	  back	  to	  the	  Biltmore	  
Estate,	  a	  large	  private	  estate	  and	  tourist	  attraction	  in	  Asheville,	  North	  Carolina.	  	  The	  main	  house	  on	  the	  estate,	  the	  Biltmore	  House,	  is	  the	  largest	  privately	  owned	  house	  in	  the	  United	  States	  at	  
178,926	  square	  feet.	  	  It	  was	  built	  between	  1889	  and	  1895	  by	  George	  Washington	  Vanderbilt	  II.	  	  Today	  the	  estate	  covers	  over	  8,000	  acres,	  bisected	  by	  the	  French	  Broad	  River.	  	  In	  1964,	  the	  estate	  
was	  designated	  as	  a	  National	  Historic	  Landmark.	  	  In	  1897,	  the	  dairy	  farm	  portion	  of	  the	  property	  split	  off	  into	  Biltmore	  Farms.	  	  Biltmore	  Farms	  has	  since	  evolved	  from	  one	  of	  the	  Southeast’s	  
largest	  independent	  dairy	  producers	  to	  a	  community	  development	  firm.	  	  This	  firm	  currently	  owns	  the	  subject	  site.	  	  	  
	  
Property	  Description	  
Location	  and	  Nature	  of	  Subject	  Site	  
The	  subject	  site	  is	  part	  of	  a	  master	  planned	  community,	  Biltmore	  Park.	  	  The	  site	  is	  located	  in	  Western	  North	  Carolina	  -­‐	  roughly	  10	  miles	  south	  of	  the	  center	  of	  the	  City	  of	  Asheville,	  North	  Carolina.	  	  
Developed	  portions	  of	  Biltmore	  Park	  are	  located	  within	  the	  city	  limits	  of	  Asheville.	  	  Undeveloped	  portions	  of	  Biltmore	  Park,	  including	  the	  subject	  site	  (referred	  to	  as	  future	  “Corporate	  Research	  
Campus”	  on	  the	  Master	  Plan	  of	  Biltmore	  Park)	  are	  located	  outside	  the	  city	  limits	  of	  Asheville,	  but	  within	  the	  Buncombe	  County	  limits.	  	  Undeveloped	  portions	  of	  Biltmore	  Park,	  including	  the	  subject	  
site,	   are	   designated	   as	   Extra-­‐Territorial	   Jurisdiction	   (ETJ)	   of	   the	   City	   of	   Asheville.	   	   ETJ	   designation	   allows	   the	   city	   to	   exercise	   its	   powers	   over	   the	   area	   due	   to	   existing	   or	   projected	   urban	  
development	  and	  areas	  of	  critical	  concern	  to	  the	  city,	  as	  evidenced	  by	  officially	  adopted	  plans	  for	  its	  development.	  	  Any	  future	  development	  within	  Biltmore	  Park	  is	  expected	  to	  be	  incorporated	  
into	  the	  City	  of	  Asheville.	  
EXHIBIT	  1:	  SUBJECT	  SITE	  IN	  RELATION	  TO	  GEOGRAPHICAL	  REGION	  
	  




The	  subject	  site,	  identified	  by	  pin	  number	  9645-­‐02-­‐4648-­‐00000,	  is	  approximately	  104.28	  acres	  and	  is	  owned	  by	  Biltmore	  Farms	  Inc.	  The	  total	  Buncombe	  County	  tax	  assessed	  value	  for	  the	  subject	  
site	  is	  $6,256,800.	  	  
Existing	  Land	  Use	  	  
The	  subject	  site	  is	  owned	  by	  Biltmore	  Farms	  Inc.	  	  It	  is	  currently	  undeveloped	  with	  no	  improvements	  to	  the	  land	  except	  for	  some	  rough	  grading	  on	  a	  small	  portion	  of	  the	  site.	  	  The	  site	  has	  a	  permit	  
in	  place	  for	  grading	  and	  land	  disturbance	  and	  has	  been	  approved	  for	  up	  to	  225,000	  square	  feet	  of	  commercial	  space.	  	  The	  owners	  currently	  have	  conceptual	  plans	  for	  three	  buildings	  for	  the	  site.	  	  
Two	  buildings	  currently	  exist	  adjacent	  to	  the	  subject	  site.	  The	  two	  parcels	  owned	  by	  Biltmore	  Park	  Two,	  LLC	  and	  Chesapeake	  Television	  Inc.	  share	  a	  building	  that	  is	  connected	  between	  the	  two	  
parcels.	  This	  building	  serves	  as	  a	  television	  station	  for	  WLOS	  and	  office	  space.	  The	  second	  building	  resides	  on	  Biltmore	  Park	  One,	  LLC’s	  parcel	  of	  4.97	  acres,	  which	  originally	  served	  as	  office	  space	  





EXHIBIT	  2:	  EXISTING	  BUILDINGS	  SURROUNDING	  SUBJECT	  SITE	  	  
13 
Zoning	  	  
No	  Buncombe	  County	  zoning	  is	  in	  place	  for	  the	  subject	  site,	  yet.	  	  However,	  Julia	  Fields	  with	  The	  City	  of	  Asheville	  
Zoning	   Administration	   states	   that	   the	   North	   Carolina	   General	   Assembly	   is	   likely	   going	   to	   do	   away	   with	  
Extraterritorial	   Jurisdiction	  (ETJ)	  during	  the	  current	  session	  of	   legislature.	   	  This	  means	  that	  Buncombe	  County	  
will	   soon	  be	  responsible	   for	   the	  zoning	  of	   the	  subject	   site.	   	  Currently,	   the	  subject	   site	  has	   five	  zoning	  districts	  
under	   the	  City	  of	  Asheville.	   	  The	   furthest	  northeast	  portion	   is	  zoned	  Residential	   (RS2).	   	  South	  of	   that	   is	  zoned	  
Commercial	   Industrial	   (CI).	   	  The	   stripped	  portion	  on	   the	  north	   end	  of	   the	   site	   (zoned	  CI	   and	  RS2)	   is	   the	  Blue	  
Ridge	  Parkway	  overlay	  district,	  which	  restricts	  mostly	  height	  in	  that	  area.	  	  The	  middle	  portion	  is	  zoned	  Central	  
Business	  District	  (CBD).	  	  Slivers	  of	  CBD	  and	  Urban	  Village	  (UV)	  are	  at	  the	  southernmost	  end.	  	  The	  yellow/orange	  
striping	  to	  the	  south	  shows	  areas	  that	  have	  been	  conditionally	  zoned	  (some	  CBD	  and	  some	  UV).	  	  This	  means	  that	  
a	  site-­‐specific	  development	  plan	  was	  approved	  for	  these	  areas.	  
	  
Political	  Structure	  
City	  of	  Asheville	  
The	   form	   of	   government	   utilized	   by	   the	   City	   of	   Asheville	   is	   a	   council-­‐manager	   relationship.	   	   This	   form	   of	  
government	   is	   most	   common	   among	   cities	   with	   populations	   over	   5,000;	   however,	   it	   is	   less	   common	   among	  
major	  U.S.	   cities.	   	  Asheville	  City	  Council	   is	   composed	  of	  a	  mayor	  and	  six	  council	  members	  who	  are	  elected	  at-­‐
large	  in	  four-­‐year,	  staggered	  terms.	  	  City	  Council	  hires	  the	  city	  manager	  (currently	  Gary	  Jackson)	  to	  serve	  the	  City	  
Council	  and	  the	  community.	   	  Gary	  Jackson	  serves	  as	  the	  Council’s	  chief	  advisor,	  making	  recommendations	  that	  
may	  or	  may	  not	  be	  adopted	  and/or	  modified	  by	   the	  Council.	   	  The	  manager	  has	  no	   set	   term	  and	  serves	  at	   the	  
discretion	  of	   the	  Council.	   	  The	  Mayor,	  Terry	  Bellamy,	   is	  an	  elected	  official	   that	  presides	  over	  Council	  meetings	  
and	  acts	  as	  a	  spokesperson	  for	  the	  community.	  	  The	  Mayor	  receives	  one	  vote	  in	  City	  Council	  decisions	  and	  does	  
not	  possess	  the	  power	  to	  veto.	  	  Mayor	  Bellamy	  also	  serves	  as	  a	  key	  representative	  in	  intergovernmental	  relations.	  	  
Mayor	  Bellamy	  was	  elected	  in	  November	  2005	  at	  the	  age	  of	  33,	  becoming	  the	  youngest	  mayor	  in	  North	  Carolina.	  	  
She	  is	  a	  registered	  Democrat.	  
Buncombe	  County	  
Buncombe	  County	  uses	  a	  county-­‐manager	  relationship	  to	  govern.	  	  The	  Board	  of	  Commissioners	  is	  a	  seven-­‐member	  team	  –	  each	  member	  holding	  a	  four-­‐year	  staggered	  term.	  	  The	  Chairman	  of	  the	  
Board	  of	  Commissioners	  is	  elected	  separately	  and	  also	  receives	  a	  four-­‐year	  term.	  	  David	  Gantt	  is	  the	  current	  Chairman	  and	  is	  a	  Democrat	  who	  has	  served	  on	  the	  Board	  of	  Commissioners	  since	  
1996.	  	  The	  subject	  site	  is	  located	  in	  County	  Commissioner	  District	  3,	  which	  is	  represented	  by	  Commissioners	  Joe	  Belcher	  and	  David	  King.	  	  The	  County	  Manager,	  who	  is	  appointed	  by	  and	  serves	  the	  
Accessibility	  	  




The	  subject	   site	   is	   roughly	  7	  miles	   south	  of	   Interstate	  40,	  which	  runs	   from	  Wilmington,	  North	  Carolina	   to	  
Barstow,	  California	  outside	  Los	  Angeles.	   	  The	  site	   is	  easily	  accessible	   from	   Interstate	  26,	  which	  runs	   from	  
Kingsport,	  Tennessee	  to	  Charleston,	  South	  Carolina.	  	  From	  the	  southwest,	  I-­‐26	  Exit	  37	  (Long	  Shoals	  Road	  –	  
Highway	  146)	  provides	  direct	  access	   to	   the	  site	   through	   its	  connection	  with	   the	  on-­‐site	  Schenck	  Parkway.	  	  	  
U.S.	   Route	   25	   (Hendersonville	   Road)	   connects	   with	   Overlook	   Road	   about	   a	   mile	   east	   of	   Biltmore	   Park.	  	  
Overlook	  Road	  provides	  two	  access	  points	  to	  Biltmore	  Park	  at	  Bent	  Oak	  Lane	  and	  Pinchot	  Drive.	  	  Overlook	  
Road	  continues	  south,	  intersecting	  with	  Long	  Shoals	  Road.	  
Hiking	  Route	  
The	  Mountains-­‐to-­‐Sea	  Trail	  (MST)	  borders	  the	  northwest	  corner	  of	  Biltmore	  Park,	  which	  is	  existing	  single-­‐
family	  residential	  use.	  	  The	  MST	  is	  a	  hiking	  and	  backpacking	  trail	  that	  runs	  across	  the	  state	  of	  North	  Carolina	  
and	  operates	  under	  the	  North	  Carolina	  Division	  of	  Parks	  and	  Recreation.	  
Site	  Access	  Points	  
The	   subject	   site	   is	   currently	   accessible	   from	   two	   points	   off	   Schenck	   Parkway	   –	   Technology	  Drive	   and	   an	  
unnamed	  extended	  curb	  cut.	  
	  
Existing	  Public	  Facilities	  
The	  subject	  site	  does	  not	  currently	  have	  any	  public	  structures	  within	  its	  boundaries.	  	  However,	  public	  
facilities	  affecting	  the	  site	  exist	  through	  the	  county	  and	  city.	  	  These	  facilities	  are	  expected	  to	  be	  available	  for	  
the	  site	  when	  developed	  and	  are	  described	  below.	  
Emergency	  Management	  	  
Buncombe	  County	  Emergency	  Management	  (BCEM)	  holds	  the	  responsibility	  for	  disaster	  planning	  and	  
response.	  	  The	  BCEM	  staff	  is	  available	  to	  assist	  private	  businesses,	  industry,	  and	  government	  agencies	  in	  
development	  and	  implementation	  of	  their	  emergency	  plans.	  	  	  
	  
	  
Source:	  Google	  Maps	  
	  




Police	  services	  are	  provided	  by	  both	  Buncombe	  County	  Sheriff’s	  Department	  and	  the	  Asheville	  Police	  Department	  (Charlie	  District).	  	  	  
Emergency	  Medical	  Service	  
Emergency	  Medical	  Service	  is	  also	  provided	  by	  Buncombe	  County.	  	  The	  subject	  site	  is	  in	  the	  area	  designated	  as	  EMS	  5	  Skyland.	  	  The	  closet	  EMS	  station	  to	  the	  subject	  site	  is	  located	  across	  I-­‐26	  just	  
over	  a	  mile	  away	  off	  Long	  Shoals	  Road	  on	  West	  Haven	  Drive.	  
Fire	  Safety	  
The	  Buncombe	  County	  Fire	  Marshal’s	  Office	  is	  responsible	  for	  the	  enforcement	  of	  fire	  code	  and	  minimum	  housing	  code.	  	  The	  site	  is	  located	  in	  the	  Skyland	  Fire	  District.	  	  The	  Skyland	  Fire	  Station	  is	  
located	  about	  a	  mile	  east	  of	  the	  subject	  site	  at	  9	  Miller	  Road.	  
Child	  Care	  
Buncombe	   County	   operates	   the	   Valley	   Child	   Development	   Center,	   a	   Five	   Star	   Program	   that	   provides	   care	   for	   children	   aged	   0	   –	   5	   years.	   	   Additional	   resources	   include	   Southwestern	   Child	  
Development	  Commission,	  Inc.,	  Mountain	  Child	  Care	  Connections,	  North	  Carolina	  Division	  of	  Child	  Development,	  and	  Smart	  Start	  of	  Buncombe	  County/Child	  Care	  Resource	  &	  Referral.	  	  Subsidized	  
Child	  Care	  Program	  is	  a	  locally	  administered	  operation	  that	  uses	  State,	  Federal,	  and	  Smart	  Start	  funds	  to	  assist	  families	  with	  the	  cost	  of	  childcare.	  	  Currently	  there	  are	  over	  150	  childcare	  programs	  
in	  Buncombe	  County	  that	  use	  the	  subsidy	  (http://www.swcdcinc.org).	  
Healthcare	  	  
Buncombe	  County	  Department	  of	  Health	  provides	  core	  public	  health	  services	  and	  health	  care	  solutions.	  	  The	  closets	  hospital	  to	  Biltmore	  Park	  is	  Mission	  Hospital,	  which	  is	  just	  over	  15	  minutes	  or	  
seven	  miles	  to	  the	  north.	  	  Mission	  Hospital	  includes	  the	  Children’s	  Hospital,	  Women’s	  Health	  Center,	  Cancer	  Services,	  Heart	  Services,	  Neurosciences,	  Orthopedics,	  and	  the	  Trauma	  Center.	  
Public	  Works	  
The	  City	  of	  Asheville’s	  Public	  Works	  Department	  is	  responsible	  for	  the	  efficient	  movement	  of	  people	  and	  goods	  within	  the	  city.	  	  Public	  Works	  is	  also	  responsible	  for	  maintaining	  a	  safe,	  litter-­‐free	  
environment.	  	  Divisions	  of	  the	  Department	  include	  Administration,	  Engineering	  Services,	  Fleet	  Management,	  GIS,	  Sanitation,	  Stormwater	  Services,	  and	  Streets	  
(www.ashevillenc.gov/Departments/PublicWorks.aspx).	  	  	  
Libraries	  
Buncombe	  County’s	  Public	  Library	  System	  has	  11	  branches;	  the	  closest	  of	  which	  to	  the	  subject	  site	  is	  Skyland/South	  Buncombe	  Library,	  located	  across	  the	  street	  (Overlook	  Road)	  from	  Biltmore	  
Park.	   	  





The	  subject	  site	  does	  not	  have	  any	  cultural	  landmarks	  within	  its	  boundaries.	  	  However,	  cultural	  landmarks	  in	  the	  city	  and	  county	  may	  affect	  future	  development	  on	  the	  subject	  site.	  
Asheville	  is	  home	  to	  a	  myriad	  of	  cultural	  activities	  and	  places.	   	  The	  city	  is	  known	  for	  its	  art	  and	  music	  scenes.	   	  The	  downtown	  area	  has	  over	  thirty	  art	  galleries	  in	  addition	  to	  the	  Asheville	  Art	  
Museum,	  which	  holds	  over	  3,500	  pieces	  of	  work.	  	  	  
Thomas	  Wolfe	  Auditorium	  is	  home	  to	  the	  Asheville	  Symphony	  Orchestra.	  	  The	  Orange	  Peel	  is	  regarded	  as	  one	  of	  the	  best	  small	  venues	  for	  live	  music	  in	  the	  Southeast	  United	  States	  and	  was	  listed	  
in	  the	  “Top	  Five	  Rock	  Clubs	  in	  the	  Country”	  by	  Rolling	  Stone	  magazine.	  	  	  
Historic	  Biltmore	  Village	  is	  a	  noteworthy	  destination	  that	  is	  less	  than	  seven	  miles	  to	  the	  north	  of	  the	  subject	  site.	  	  The	  village	  is	  a	  classic	  planned	  city	  that	  was	  built	  in	  the	  late	  1890’s.	  	  Today,	  it	  
holds	  roughly	  forty-­‐five	  independently	  owned	  local	  retail	  shops,	  restaurants,	  and	  galleries.	  	  About	  seven	  miles	  south	  of	  Historic	  Biltmore	  Village	  (by	  Deer	  Park	  Road)	  and	  twelve	  miles	  north	  of	  the	  
subject	  site	  lies	  the	  Biltmore	  Estate.	  	  This	  250-­‐room	  house,	  built	  for	  George	  Vanderbilt,	  is	  undoubtedly	  the	  largest	  attraction	  in	  Asheville.	  	  The	  estate	  encompasses	  8,000	  acres	  and	  includes	  the	  
1895	  home	  designed	  by	  Richard	  Morris	  Hunt,	  gardens	  designed	  by	  Frederick	  Law	  Olmstead,	  Antler	  Hill	  Village	  &	  Winery,	  restaurants,	  shopping,	  and	  an	  inn.	  	  According	  to	  Biltmore.com,	  the	  estate	  
attracts	  over	  one	  million	  visitors	  each	  year.	  	  The	  Grove	  Park	  Inn,	  located	  just	  north	  of	  downtown	  Asheville,	  is	  roughly	  fourteen	  miles	  from	  the	  subject	  site.	  	  This	  landmark	  hotel	  is	  on	  the	  National	  
Register	  of	  Historic	  Places.	  	  The	  hotel	  has	  510	  rooms	  and	  a	  40,000	  square-­‐foot	  spa	  that	  place	  #13	  worldwide	  in	  Travel	  +	  Leisure’s	  World’s	  Best	  Hotel	  Spas	  in	  2008.	  	  	  
	  
Public	  Transportation	  
The	  Asheville	  area	  is	  serviced	  by	  ART	  (Asheville	  Redefines	  Transit).	  	  Biltmore	  Park	  does	  not	  currently	  have	  any	  stops	  along	  this	  bus	  transit	  line.	  	  The	  closet	  stop	  to	  the	  site	  is	  on	  Route	  S3	  at	  the	  
intersection	  of	  Long	  Shoals	  Road	  and	  Hendersonville	  Road	  (about	  2	  miles	  from	  the	  site).	  
	  
Recreation	  
Buncombe	  County	  Parks,	  Greenways,	  and	  Recreation	  Services	  Department	  provides	  health	  and	  recreation	  opportunities	  for	  its	  people.	  	  Parks	  include	  BC	  Sports	  Park,	  Charles	  Owen	  Park,	  Hominy	  
Valley,	  and	  Lake	  Julian.	   	  Additionally,	   the	  county	  offers	  seven	  river	  parks.	   	  The	  Zeugner	  Center,	   located	   just	  east	  of	  Biltmore	  Park,	   features	  an	   indoor	  pool,	  a	   large	  muli-­‐purpose	  activity	  room,	  
kitchen	  area,	   and	   small	  meeting	   room.	   	  There	  are	   five	  outdoor	  pools	  provided	  by	   the	  County	  Parks	  and	  Recreation	  Services:	  Cane	  Creek,	  Erwin,	  Hominy	  Valley,	  North	  Buncombe,	   and	  Owen.	  	  
Several	  sports	  parks	  contribute	  to	  the	  county’s	  nine	  soccer	  fields	  (Buncombe	  County	  Sports	  Park,	  Karpen	  Soccer	  Fields,	  and	  North	  Buncombe	  Soccer	  Field).	  	  	  
The	  county	  has	  an	  extensive	  greenways	  system	  that	  includes	  the	  Mountain-­‐to-­‐Sea	  Trail	  abutting	  the	  northwest	  side	  of	  the	  property.	  	  The	  Greenways	  and	  Trails	  Master	  Plan	  on	  the	  county	  website	  
includes	  a	  proposed	  regional	  trail	  on	  the	  Biltmore	  Park	  site	  to	  be	  connected	  with	  the	  MST	  Trail.	  
The	  City	  of	  Asheville’s	  Parks	  &	  Recreation	  Department	  administers	  neighborhood-­‐based	  programs	  that	  provide	  a	  variety	  of	  activities	  for	  all	  ages.	  	  Highlighted	  programs	  include	  after	  school,	  senior,	  
summer	  youth,	  and	  therapeutic	  recreation	  programs.	   	  The	  city	  has	  eleven	  centers	  that	  range	  from	  the	  small	  neighborhood	  center	  including	  East	  Asheville,	  Murphy-­‐Oakley,	  North	  Asheville	  and	  
West	  Asheville	  Centers,	  to	  large	  multi-­‐purpose	  centers	  at	  Burton	  Street,	  Montford,	  W.C.	  Reid,	  Shiloh	  and	  Stephens-­‐Lee	  Center,	  to	  senior	  centers	  at	  Senior	  Opportunity	  Center	  and	  Harvest	  House.	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Noise	  
The	  subject	  site	  is	  bordered	  on	  the	  western	  side	  by	  roughly	  forty-­‐eight	  thousand	  feet	  of	  I-­‐26.	  	  The	  four	  lanes	  of	  high-­‐speed	  traffic	  create	  road	  
noise	  that	   is	  audible	  when	  standing	  on	  the	  subject	  site.	   	  Completed	  buildings	  in	  Biltmore	  Park	  Town	  Square	  are	  positioned	  in	  a	  manner	  that	  
promotes	  outdoor	  pedestrian	  activity	   surrounded	  by	  buildings.	   	  With	   these	   two	  and	   three	   story	  buildings	   in	  place,	   there	   is	  no	  audible	   road	  
noise.	  
Adjacent	  Land	  Uses	  
The	   western	   border	   of	   the	   subject	   site	   is	   delineated	   by	   I-­‐26.	   	   North	   Carolina	   Department	   of	   Transportation	   (NCDOT)	   is	   responsible	   for	  
maintenance	  of	  I-­‐26.	  	  Property	  across	  I-­‐26	  is	  undeveloped	  and	  zoned	  under	  Buncombe	  County	  Code	  as	  NS	  (Neighborhood	  Service	  District)	  and	  
R-­‐LD	   (Low-­‐Density	   Residential	   District).	   	   Across	   Schenck	   Parkway,	   to	   the	   east	   of	   the	   site,	   is	   Biltmore	   Park’s	   single-­‐family	   neighborhood.	  	  
Schenck	   Parkway	   is	  maintained	   by	   the	   City	   of	   Asheville	  where	   bordering	   developed	   property	   and	  maintained	   privately	   along	   undeveloped	  
property.	  	  The	  Biltmore	  Park	  neighborhood	  includes	  600	  single	  family	  detached	  homes	  with	  a	  variety	  of	  price	  points	  and	  sizes.	  	  Biltmore	  Park	  
Town	  Square	  borders	  the	  site	  on	  the	  southeast.	  	  The	  Town	  Square	  includes	  700	  for	  rent	  apartments,	  300	  condominiums,	  235,000	  square	  feet	  of	  
retail,	  a	  57,220	  square-­‐foot	  cinema,	  205,000	  square	  feet	  of	  Class	  A	  office,	  and	  a	  165	  room	  hotel.	  	  Immediately	  north	  of	  the	  site	  is	  the	  MTS	  Trail	  
and	   the	  Blue	  Ridge	  Parkway	   (maintained	   by	   the	   City	   of	   Asheville).	   	  North	   of	   the	  Blue	  Ridge	  Parkway	   is	   a	   parcel	   of	   over	   one	   thousand	   one	  
hundred	  acres	  zoned	  Commercial	  Service	  District	  (CS).	  	  CS	  is	  intended	  to	  provide	  suitable	  locations	  for	  clustered	  commercial	  development	  and	  
to	  encourage	  the	  concentration	  of	  commercial	  activity	  with	  access	  to	  major	  traffic	  arteries,	  to	  discourage	  strip	  commercial	  development,	  and	  to	  
allow	  suitable	  noncommercial	  land	  uses.	  
Environmental	  
Sanborn	  Fire	  Insurance	  Company	  maps	  from	  1885	  to	  1917	  show	  no	  previous	  development	  on	  the	  subject	  site.	  	  The	  owners	  of	  the	  subject	  site	  
believe	  no	  adverse	  environmental	  issues	  exist	  on	  the	  site.	  	  A	  Phase	  I	  environmental	  site	  assessment	  will	  be	  necessary	  to	  provide	  verification.	  	  	  
Climate	  
Asheville,	  North	  Carolina’s	  climate	  is	  defined	  as	  a	  humid	  subtropical	  climate	  under	  the	  Koppen	  Climate	  Classification.	  	  Buncombe	  County,	  North	  
Carolina	  averages	  44	  inches	  of	  rain	  per	  year.	  This	  is	  more	  rainfall	  than	  the	  U.S.	  average	  of	  37	  inches	  per	  year.	  	  Average	  snowfall	  in	  the	  county	  is	  
15	  inches	  per	  year.	  The	  U.S.	  average	  snowfall	  is	  25	  inches	  per	  year.	  Measurable	  precipitation	  can	  be	  expected	  about	  123	  days	  out	  of	  the	  year.	  	  
There	  are	  212	  sunny	  days	  per	  year	  in	  Buncombe	  County.	  The	  hottest	  month	  is	  July,	  with	  an	  average	  high	  of	  85oF.	  January	  is	  the	  coldest	  month	  
with	  an	  average	  low	  of	  28oF.	  	  Bestplaces.net’s	  comfort	  index,	  which	  is	  based	  on	  humidity	  during	  the	  hot	  months,	  is	  a	  46	  out	  of	  100,	  where	  higher	  
is	  more	  comfortable.	  The	  US	  average	  on	  the	  comfort	  index	  is	  44.	  
	  
EXHIBIT	   5:	   ASHEVILLE,	   NORTH	   CAROLINA	  





According	  to	  the	  United	  States	  Department	  of	  Agriculture,	  the	  subject	  site	  consists	  of	  eleven	  different	  soils	  ranging	  from	  Clifton	  
sandy	  loam	  to	  Udorthents-­‐Urban	  land	  complex.	  Majority	  of	  the	  soil,	  which	  covers	  18.8	  acres	  and	  19.4%	  of	  the	  subject	  property,	  
is	  classified	  Edvard-­‐Cowee-­‐Urban	  land	  complex	  (ExE)	  with	  30	  to	  50	  percent	  slopes.	  Edvard	  Cowee	  Urban	  land	  complex	  is	  well-­‐
drained,	  permeable	  soil.	  The	  depth	   to	  seasonal	  high	  water	   table	   is	  more	   than	  six	   feet	  and	  has	  no	  hazard	  of	   flooding	  with	   its	  
steep	  slope	  class.	  However,	  ExE	  has	  a	  very	  severe	  hazard	  of	  water	  erosion.	  The	  soil	  survey	  of	  Buncombe	  County	  suggested	  that	  
in	  order	  to	  develop	  urban	  dwellings	  that	  designing	  structures	  on	  the	  contour	  with	  natural	  slopes	  or	  building	  in	  the	  less	  sloping	  
areas	  helps	   to	   improve	  soil	  performance.	  Other	  management	  steps	  and	  considerations	   is	  vegetating	  cleared	  graded	  areas	  as	  
soon	  as	  possible	  and	  using	  erosion-­‐control	  structures,	  such	  as	  silt	  fences	  and	  catch	  basins,	  which	  help	  to	  maintain	  soil	  stability	  
and	  prevent	  sediments	  from	  leaving	  the	  site.	  The	  soft	  bedrock	  underlying	  the	  Cowee	  soil	  should	  not	  be	  difficult	  to	  excavate,	  but	  
will	  be	  difficult	  to	  vegetate	  and	  pack	  into	  a	  fill	  slope. Other	  soils	  that	  have	  a	  presence	  on	  the	  subject	  site	  are	  Clifton,	  Tate,	  and	  
Udorthents.	  	  
Suitability	  analysis	  for	  shallow	  excavations	  (maximum	  depths	  of	  5-­‐6	  feet)	  demonstrates	  the	  site	  is	  largely	  limited.	  	  However,	  
given	  its	  hard	  rocky	  characteristics,	  the	  site	  might	  provide	  a	  solid	  foundation	  for	  building	  structures	  (further	  professional	  
geotechnical	  investigation	  is	  recommended).	  	  	  
Utility	  Availability	  
Development	   on	   the	   subject	   site	   is	   expected	   to	   make	   use	   of	   the	   City	   of	  
Asheville’s	   water,	   supplied	   by	   the	   Asheville	   Water	   Resources	   Department.	  	  
Water	   lines	   run	   along	   Schenck	   Parkway,	   and	   connecting	   water	   to	   the	   site	  
should	   not	   pose	   a	   problem.	   	   City	   sewer	   is	   available	   on	   Schenck	   Parkway	  
through	  an	  8”	  conduit.	   	  This	  sewer	   line	   is	  expected	   to	  be	  available	   for	  on-­‐site	  
connection.	   Power	   is	   supplied	   by	   Duke	   Energy,	   after	   their	   acquisition	   of	  
Progress	  Energy.	   	  Two	  power	  sources	  have	   the	  ability	   to	  supply	   the	  site	   (one	  
from	   the	   north	   and	   one	   from	   south).	   	   Fiber	   redundancy	   is	   utilized	   on	   the	  
developed	  portions	  of	  Biltmore	  Park	  through	  ERC,	  Duke,	  and	  Charter.	  	  Wi-­‐Fi	  is	  
available	   on	   Town	   Square	   Boulevard	   and	   will	   likely	   be	   used	   on	   future	  
developed	  areas	  of	  the	  subject	  site.	  
	   	  	  	  	  	  	  	  	  	  	  	  
	  
EXHIBIT	  6:	  SHALLOW	  EXCAVATION	  SUITABILITY	  ANALYSIS	  
Source:	   United	   States	   Department	   of	  
Agriculture;	   Natural	   Resources	   Conservation	  
Service	  
EXHIBIT	  7:	  SITE	  SEWER	  LINE	  MAP	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Hydrology	  
Flood	  Plain	  	  
According	  to	  the	  FEMA	  flood	  maps,	  the	  subject	  site	  is	  not	  located	  
in	   a	   floodway,	   floodplain,	   or	   flood	   zone.	   However,	   the	   adjacent	  
419.64-­‐acre	   property	   owned	   by	   Biltmore	   Farms	   Inc.	   is	   located	  
within	   the	   French	   Broad	   River	   flood	   zone.	   Exhibit	   8	   represents	  
the	  site	  with	  the	  surrounding	  FEMA	  flood	  risks.	  The	  subject	  site	  is	  
not	   restrained	  by	  having	   any	   flood	   risks	   according	   to	   the	  FEMA	  
Flood	  Maps,	  yielding	  the	  site	  usable	  to	  the	  fullest	  extent.	  	  
Debris	  Flow	  	  
The	   subject	   property	   has	   three	   substantial	   streams	   flowing	  
through	   the	   site	   to	   the	   French	   Broad	   River.	   The	   largest	   of	   the	  
streams	  flowing	  from	  the	  northeast	  corner	  of	  the	  site	  is	  a	  debris	  
flow	   pathway,	   which	   is	   illustrated	   in	   Exhibit	   8	   in	   light	   green.	  
Debris	   flows	   are	   fast	  moving,	   liquefied	   landslides	   of	  mixed	   and	  
unconsolidated	  water	  and	  debris	  that	  look	  like	  flowing	  concrete.	  
The	   development	   team	   should	   look	   at	   the presence	   of	   older	  
levees	  to	  provide	  some	  idea	  of	  the	  magnitudes	  of	  previous	  debris	  
flows	   in	   this	   pathway.	   The	   dating	   of	   trees	   growing	   on	   such	  
deposits	   may	   also	   indicate	   the	   approximate	   frequency	   of	  
destructive	   debris	   flows.	   This	   is	   important	   information	   for	   land	  
development	  in	  areas	  where	  debris	  flows	  deposit	  material	  
Sediment	  and	  Erosion	  Control	  	  
An	  Erosion	  and	  Sedimentation	  Control	  Plan	  will	  be	  essential	  to	  the	  site	  given	  its	  characteristics.	  Because	  the	  subject	  site	  is	  greater	  than	  100	  acres,	  once	  the	  site	  has	  been	  disturbed	  an	  Erosion	  and	  
Sedimentation	  Control	  Plan	  will	  be	  required.	  The	  main	  reason	  for	  an	  Erosion	  and	  Sedimentation	  Control	  Plan	  is	  to	  stop,	  or	  greatly	  reduce,	  stormwater	  runoff	  from	  removing	  sediment	  from	  the	  
subject	  site	  and	  contaminating	  the	  stormwater	  system.	  The	  Erosion	  and	  Sedimentation	  Control	  Plan	   is	  closely	  coordinated	  with	   the	  North	  Carolina	  Department	  of	  Environmental	  and	  Natural	  
Resources	  (NCDENR)—Division	  of	  Water	  Quality	  (DWQ).	  There	  are	  numerous	  forms	  to	  be	  filled	  out	  and	  plans	  to	  be	  created	  and	  filed	  with	  North	  Carolina	  NCDENR	  at	  various	  points	  during	  the	  
construction	  process.	  	  
The	  purpose	  of	  the	  Erosion	  and	  Sedimentation	  Control	  Plan	  is	  to	  comply	  with	  the	  federal	  and	  corresponding	  state	  stormwater	  discharge	  National	  Pollution	  Discharge	  Elimination	  System	  (NPDES)	  
regulations,	  and	  to	  protect,	  maintain	  and	  enhance	  the	  environment	  of	  the	  City	  of	  Asheville.	  These	  requirement	  and	  procedures	  are	  to	  control	  the	  potential	  adverse	  effects	  of	  increased	  stormwater	  
runoff	  associated	  with	  both	   future	  development	  and	  existing	  developed	   land	  and	  non-­‐point	  and	  point	   source	  pollution	  associated	  with	  new	  development	  and	  redevelopment	  as	  well	   as	   illicit	  
discharges	  into	  municipal	  stormwater	  systems.	  	  
EXHIBIT	  8:	  FLOOD	  &	  DEBRIS	  FLOW	  PATHWAY	  MAP	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Topography	  
Elevation	   changes	   of	   the	   site	  may	   present	   difficulty	  when	   developing	   the	   site.	   	   The	  
topography	   reflects	   the	   site’s	   context	   within	   the	   Blue	   Ridge	   Mountains	   with	   rolling	  
slopes	  ranging	  from	  2,275	  feet	  at	  the	  highest	  points	  to	  2,050	  feet	  at	  the	  lowest	  points.	  
The	  highest	  point	  is	  at	  the	  northwest	  corner	  of	  the	  site	  and	  gradually	  slopes	  down	  to	  
2,050	  feet	  near	  the	  bridge	  at	  I-­‐26.	  However,	  the	  topography	  rises	  and	  declines	  in	  100-­‐
foot	  intervals	  two	  more	  times	  before	  it	  reaches	  the	  southernmost	  edge	  of	  the	  site.	  	  The	  
location	  of	   the	   two	  existing	  buildings	   that	   lie	  on	   the	  south	  east	  of	   the	  site	  have	  been	  
filled	   and	   are	   relatively	   level	   and	   flat	   compared	   to	   the	   remaining	   site.	  The	   land	   that	  
borders	   I-­‐26	   and	   Biltmore	   Park	   Town	   Square	   is	   100	   feet	   higher	   in	   elevation,	  which	  
creates	  a	  natural	  barrier.	  This	  is	  beneficial	  in	  regards	  of	  creating	  a	  noise	  buffer	  off	  of	  I-­‐
26,	  but	  can	  be	  negative	  for	  connection	  purposes	  to	  Biltmore	  Park	  Town	  Square.	  	  
	  
Ecology	  
The	  Asheville	   area’s	   humid	   subtropical	   climate	  provides	   the	   conditions	   for	   over	   one	  
hundred	   thousand	   species	   of	   plants	   and	   animals.	   	   Changes	   in	   elevation,	   and	  
subsequently	  temperature,	  lend	  the	  area	  to	  this	  large	  diversity	  of	  species.	   	  The	  site	  is	  
heavily	  wooded	  consisting	  largely	  of	  pine	  trees	  with	  some	  oak	  mixed	  in.	  	  	  
Further	  consulting	  with	  the	  Asheville	  Ecological	  Services	  Field	  Office	  is	  recommended	  
for	  project	  planning	  and	  development.	  	  Buncombe	  County	  has	  an	  extensive	  list	  of	  endangered	  species,	  threatened	  species,	  federal	  species	  of	  concern,	  and	  candidate	  species.	  
The	  development	  team	  has	  stated	  that	  no	  known	  vegetation	  buffers	  are	  in	  place	  and	  no	  particular	  specimen	  trees	  must	  be	  saved.	  	  It	  should	  be	  noted	  that	  the	  development	  team	  strives	  to	  protect	  
quality	  of	  life	  and	  the	  environment	  through	  one	  of	  its	  five	  main	  tenants.	   	  Careful	  conservation	  of	  land	  is	  expected	  to	  take	  place	  through	  density,	  stormwater	  capture,	  solar	  technology,	  material	  
conservations	  and	  other	  environmentally	  responsible	  techniques.	  	  	  
	  
EXHIBIT	  9:	  TOPOGRAPHY	  MAP	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MARKET ANALYSIS   
OFFICE ANALYSIS  
National	  Overview	  	  
According	  to	  Real	  Capital	  Analytics	  the	  2012	  national	  office	  market	  was	  propelled	  by	  a	  surge	  in	  year-­‐end	  closings,	  up	  19%	  from	  2011.	  The	  number	  of	  significant	  office	  properties	  trading	  exceeded	  
3,000,	  representing	  an	  even	  larger	  increase	  of	  33%	  compared	  to	  2011.	  Also,	  with	  a	  shift	  in	  momentum	  from	  CBD	  towers	  to	  suburban	  properties	  and	  secondary	  markets,	  CBD	  properties	  rose	  10%	  
in	  2012,	  while	  suburban	  activity	  grew	  by	  31%.	  Office	  prices	  continued	  to	  improve,	  rising	  10%	  with	  cap	  rates	  down	  almost	  30	  basis	  points	  nationally.	  Overall	  suburban	  properties	  and	  secondary	  
markets	  are	  poised	  to	  post	  the	  greatest	  price	  appreciation	  in	  2013.	  	  
Net	  Absorption	  
According	  to	  CoStar’s	  Year	  End	  2012	  Office	  Market	  Report	  .Net	  absorption	  for	  the	  overall	  U.S.	  
office	  market	  was	  positive	  27,159,780	  square	  feet	  in	  the	  fourth	  quarter	  2012.	  That	  compares	  
to	  positive	  15,462,856	  square	  feet	  in	  the	  third	  quarter	  2012,	  positive	  17,976,461	  square	  feet	  
in	  the	  second	  quarter	  2012,	  and	  positive	  14,133,099	  square	  feet	  in	  the	  first	  quarter	  2012.	  Net	  
absorption	  for	  U.S.’s	  central	  business	  district	  was	  positive	  4,321,162	  square	  feet	  in	  the	  fourth	  
quarter	  2012.	  That	  compares	  to	  positive	  4,624,516	  square	  feet	  in	  the	  third	  quarter	  2012,	  
positive	  2,485,912	  in	  the	  second	  quarter	  2012,	  and	  positive	  918,552	  in	  the	  first	  quarter	  2012.	  
Net	  absorption	  for	  the	  suburban	  markets	  was	  positive	  22,838,618	  square	  feet	  in	  the	  fourth	  
quarter	  2012.	  That	  compares	  to	  positive	  10,838,340	  square	  feet	  in	  third	  quarter	  2012,	  
positive	  15,490,549	  in	  the	  second	  quarter	  2012,	  and	  positive	  13,214,547	  in	  the	  first	  quarter	  
2012.	  
Vacancy	  
The	  office	  vacancy	  rate	  in	  the	  U.S.	  market	  area	  decreased	  to	  11.9%	  at	  the	  end	  of	  the	  fourth	  
quarter	  2012.	  The	  vacancy	  rate	  was	  12.2%	  at	  the	  end	  of	  the	  second	  quarter	  2012,	  and	  12.3%	  
at	  the	  end	  of	  the	  first	  quarter	  2012.The	  overall	  vacancy	  rate	  in	  U.S.’s	  central	  business	  district	  
at	  the	  end	  of	  the	  fourth	  quarter	  2012	  decreased	  to	  10.9%.	  The	  vacancy	  rate	  was	  11.1%	  at	  the	  
end	  of	  the	  third	  quarter	  2012,	  11.3%	  at	  the	  end	  of	  the	  second	  quarter	  2012,	  and	  11.4%	  at	  the	  
end	  of	  the	  first	  quarter	  2012.The	  vacancy	  rate	  in	  the	  suburban	  markets	  decreased	  to	  12.2%	  in	  
the	  fourth	  quarter	  2012.	  The	  vacancy	  rate	  was	  12.3%	  at	  the	  end	  of	  the	  third	  quarter	  2012,	  
12.4%	  at	  the	  end	  of	  the	  second	  quarter	  2012,	  and	  12.5%	  at	  the	  end	  of	  the	  first	  quarter	  2012.	  
EXHIBIT	  10:	  REAL	  CAPITAL	  ANALYTICS	  NATIONAL	  OFFICE	  TRENDS	  	  
	  
EXHIBIT	  11:	  REAL	  CAPITAL	  ANALYTICS	  AVERAGE	  OFFICE	  CAP	  RATES	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EXHIBIT	  12:	  REIS	  REPORT	  OFFICE	  TRENDS	  	  
	   	  


















Royal+Pines+ 163 2,259,502 254,472 11.30% 13,288 $22.13 0
Class+A 5 259,819 39,052 15% 49,002 $28.93 0
Class+B 139 1,855,092 161,420 8.70% /39894 $20.45 0
Class+C 19 144,591 54,000 37.30% 4,180 $21.56 0
Asheville	  Metro	  Area	  	  
According	  to	  CoStar’s	  Year	  End	  2012	  Office	  Market	  Report	  the	  Asheville	  office	  market	  consist	  of	  
10,840,257	  square	  feet	  (SF)	  of	  space	  with	  a	  vacancy	  rate	  of	  8.4%,	  down	  from	  9.0%	  at	  the	  end	  of	  
the	   third	  quarter.	  As	   the	  nation	  continues	   to	  rebound	   from	  the	  economic	  recession,	  Asheville	  
continues	   to	  show	  characteristics	  of	  a	  recovering	  economy	  with	  a	  positive	   fourth	  quarter	  net	  
absorption	   of	   94,102	   SF.	   However,	   net	   absorption	   in	   2012	   was	   not	   steady	   and	   alternated	  
negative	  to	  positive	  each	  quarter	  due	  to	  tenants	  moving	  out	  of	  large	  blocks	  of	  space,	  including:	  
Volvo	   Construction	   Equipment	  moving	   out	   of	   45,021	   SF	   at	   1	   Volvo	  Drive	   and	   Policy	   Studies	  
moving	   out	   of	   5,772	   SF	   at	   Biltmore	   Station.	   Despite	   the	   fluctuation	   in	   net	   absorption,	   rental	  
rates	  only	  declined	  0.1%	  in	  the	  fourth	  quarter	  making	  the	  average	  quoted	  asking	  rental	  rate	  for	  
available	  office	  space	  $17.09	  per	  square	  foot	  per	  year.	  	  
According	   to	   REIS,	   Inc.	   Asheville’s	   metro	   office	   market	   reached	   an	   asking	   rent	   of	   $17.75	   in	  
fourth	   quarter	   2012,	  which	   is	   $0.66	   higher	   than	   Costar’s	   average.	   REIS,	   surveyed	   124	   office	  
properties	   in	   the	   metro	   area	   and	   30	   of	   the	   properties	   were	   receiving	   rents	   from	   $16.61	   to	  
$18.71	  and	  35	  properties	  were	  receiving	  asking	  rent	  over	  the	  metro	  average.	  Overall,	  40%	  of	  
the	  office	  market	  saw	  a	  negative	  growth	  in	  asking	  rent	  and	  60%	  saw	  a	  positive	  growth	  at	  the	  
end	  of	  2012	  fourth	  quarter.	  	  
REIS,	  Inc.	  reported	  vacancy	  for	  the	  Asheville	  Metro	  office	  market	  at	  14.1%,	  which	  is	  almost	  6%	  
more	  than	  Costar’s	  report	  of	  8.4%.	  However,	  53%	  of	  the	  office	  market	  has	  a	  vacancy	  rate	  fewer	  
than	  5%.	  	  
South	  Asheville/Royal	  Pines	  Submarket	  	  
The	   subject	   site	   is	   located	   within	   the	   South	   Asheville/Royal	   Pines	   office	   submarket	   of	  
Asheville,	  NC.	  According	  to	  Costar’s	  Year	  End	  2012	  Office	  Market	  Report,	  the	  submarket	  
is	   comprised	   of	   2,259,502	   SF	   of	   inventory,	   of	   which	   254,472	   SF	   is	   available	   space.	  
Vacancy	  rates	  have	  continued	  to	  decline	  since	  third	  quarter	  2010	  from	  14.4%	  to	  11.3%	  in	  
fourth	  quarter	  2012.	  Vacancies	  for	  Class	  A,	  B,	  and	  C	  properties	  in	  the	  S.	  Asheville/Royal	  
Pines	   submarket	   are	   currently	   15%,	   8.7%,	   and	   37.3%	   respectively.	   Class	   A	   and	   C	  
properties	  in	  this	  submarket	  have	  the	  highest	  vacancy	  rate	  along	  with	  the	  highest	  quoted	  
rental	  rates	  out	  of	  the	  total	  Asheville	  Market.	  The	  average	  rental-­‐asking	  rate	  is	  $22.13	  per	  
square	  foot	  per	  year.	  Out	  of	  the	  5	  Class	  A	  buildings	  in	  this	  submarket	  85%	  is	  occupied	  and	  
the	  139	  Class	  B	  office	  buildings	  are	  91.3%	  occupied	  total.	  	  
Out	  of	  the	  forty	  select	  top	  office	  leases,	  based	  on	  leased	  square	  footage	  for	  deals	  signed	  in	  
2012,	   the	   top	   two	   were	   located	   in	   the	   S.	   Asheville/	   Royal	   Pines	   submarket.	   Biltmore	  
Farms,	   Inc.	   subleased	   two	   portions	   of	   26	   Town	   Square	   Blvd	   totaling	   31,802	   SF	   in	   the	  
second	  quarter	  of	  2012.	  Other	  large	  leases	  in	  2012	  included	  15	  Yorkshire	  Street	  and	  Two	  
Town	  Square.	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Demand	  Factors	  	  
The	  demand	  for	  office	  space	  is	  primarily	  a	  function	  of	  employment	  growth	  in	  industries	  and	  occupations	  that	  use	  office	  space.	  Such	  growth	  occurs	  when	  new	  businesses	  enter	  a	  new	  market	  or	  
when	  existing	  companies	  choose	  to	  expand.	  Current	  space	  usage	  suggest	  that	  each	  employee	  will	  on	  average	  use	  anywhere	  from	  150-­‐250	  SF,	  trends	  for	  space	  suggest	  that	  the	  amount	  of	  space	  per	  
employee	  has	  been	  declining,	  but	  may	  be	  greater	  or	  smaller	  depending	  on	  company	  policies	  and	  culture.	  	  
Asheville	  Metro	  Area-­‐-­‐Job	  Growth
Asheville	   is	   the	   economic	   hub	   for	   the	   western	   part	   of	   North	   Carolina.	   Asheville's	   economy	   includes	   manufacturing	   industries	   such	   as	  
furniture,	   textiles,	   electrical	   products	   and	   printed	   products.	   Other	   sectors	   playing	   important	   roles	   for	   the	   economy	   include	   healthcare,	  
tourism,	  and	  the	  government.	  The	  developing	  technology	  sector	  has	  also	  been	  adding	  jobs	  in	  the	  city.	  
According	  to	   Johnson	  Price	  Sprinkle’s	  Third	  Quarter	  2012	  Asheville	  Metro	  Economic	  Report,	  employment	  growth	  continued	  through	  third	  
quarter,	  up	  2,500	  jobs,	  or	  1.5	  percent	  over	  last	  year.	  September	  2012	  marks	  more	  than	  two	  years	  of	  nearly	  unbroken	  job	  gains.	  Asheville’s	  
pace	   of	   growth	   topped	   the	   statewide	   pace	   of	   0.8	   percent,	   and	   slightly	   overtook	   the	   national	   rate	   of	   1.4	   percent.	   September	   2012	  
unemployment	  rate	  of	  7.1	  percent	  hit	  a	  four-­‐year	  low,	  the	  lowest	  since	  pre	  recession	  2008.	  Asheville’s	  average	  unemployment	  rate	  for	  the	  
third	  quarter	  is	  tied	  with	  Durham-­‐Chapel	  Hill	  as	  the	  lowest	  among	  all	  of	  the	  state’s	  14	  metros.	  	  
EXHIBIT	  14:	  ASHEVILLE	  METRO	  EMPLOYMENT	  TRENDS	  2008-­‐2012	  
	  
The	  Health	  Services	  &	  Private	  Education	  industry	  sector	  continues	  to	  dominate	  as	  the	  area’s	  largest	  job	  creator;	  up	  1,700	  net	  new	  jobs	  or	  5.4	  
percent	   over	   the	   year.	   Currently	   employing	   more	   than	   33,100,	  Health	   Services	   &	   Private	   Education	   is	   at	   its	   greatest	   size	   at	   any	   time	  in	  
Asheville’s	  history,	  and	  accounts	  for	  nearly	  20	  percent	  of	  total	  metro	  employment.	  The	  Professional	  &	  Business	  Services	  sector	  added	  1,500	  
net	  new	  jobs,	  reaching	  total	  employment	  of	  17,300	  and	  growing	  at	  an	  annual	  pace	  of	  9.7	  percent.	  
Absorption	  
Net	   absorption	   for	   the	   overall	   Asheville	   office	  
market	  was	  positive	  94,102	  square	  feet	  in	  the	  fourth	  
quarter	   2012.	   That	   compares	   to	   negative	   (83,370)	  
square	   feet	   in	   the	   third	   quarter	   2012,	   positive	  
125,078	  square	  feet	  in	  the	  second	  quarter	  2012,	  and	  
negative	   (1,981)	   square	   feet	   in	   the	   first	   quarter	  
2012.Tenants	  moving	  out	  of	  large	  blocks	  of	  space	  in	  
2012	   include:	   Volvo	   Construction	   Equipment	  
moving	  out	  of	  45,021	  square	  feet	  at	  1	  Volvo	  Dr.	  and	  
Policy	   Studies	   moving	   out	   of	   5,772	   square	   feet	   at	  
Biltmore	  Station.The	  Class-­‐A	  office	  market	  recorded	  
net	   absorption	   of	   positive	   1,523	   square	   feet	   in	   the	  
fourth	   quarter	   2012,	   compared	   to	   positive	   45,911	  
square	  feet	  in	  the	  third	  quarter	  2012,	  positive	  3,552	  
in	   the	   second	   quarter	   2012,	   and	   positive	   1,504	   in	  
the	   first	   quarter2012.The	   Class-­‐B	   office	   market	  
recorded	   net	   absorption	   of	   positive	   86,796	   square	  
feet	   in	   the	   fourth	   quarter	   2012,	   compared	   to	  
negative	   (80,446)	   square	   feet	   in	   the	   third	   quarter	  
2012,	   positive	   96,413	   in	   the	   second	   quarter	   2012,	  
and	   positive	   49,930	   in	   the	   first	   quarter	   2012.The	  
Class-­‐C	   office	   market	   recorded	   net	   absorption	   of	  
positive	   5,783	   square	   feet	   in	   the	   fourth	   quarter	  
2012	  compared	  to	  negative	  (48,835)	  square	   feet	   in	  
the	   third	   quarter	   2012,	   positive	   25,113	   in	   the	  
second	   quarter	   2012,	   and	   negative	   (53,415)	   in	   the	  
first	  quarter	  2012.	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EXHIBIT	  15:	  ASHEVILLE	  OFFICE	  COMPARABLE	  PROPERTIES	  MAP/TABLE	  	  
	  





1 Pisgah'Bank'Building' 890'Hendersonville'Rd' 2009 24,000 100%
2 Biltmore'Building' 1'N'Pack'Sq 1982 73,854 $29.55 97.30%
3 Nettlewood'Professional'Park' 84'Peachtree'Rd' 2006 30,000 $17.58 78.40%
4 Two'Town'Square 2'Town'Square'Blvd' 2009 38,000 $24.43 86.80%
5 One'Town'Square' 1'Town'Square'Blvd' 2000 42,300 $26.00 93.50%
6 Forest'Professional'Park'Subdivision' 1127'Hendersonville'Rd 2009 19,292 $27.00 100.00%







1.	  Pisgah	  Bank	  Building	  
	  
2.	  Biltmore	  Building	  
	  
3.	  Nettlewood	  Professional	  Park	  
	  




5. One	  Town	  Square	  
	  
6. Forest	  Professional	  Park	  Subdivision	  
	  





After analyzing the office market, and observing the growth in net absorption, central business district absorption and decline in vacancy, the Grove Partners believes there to be a strong 
opportunity to capitalize on Asheville’s growth in the healthcare industry.  As a result, the Grove Partners has proposed a total of 47,500 square feet of medical use office space and 
317,000 square feet of general use office space to be delivered over a 6-year period.  The Arbor at Biltmore Park will deliver a combination of medical use office space and general office in 
Phase I and II.  This delivery of space will represent a surgical campus, where practitioners, teachers and general office users will be able to collaborate and interact on a daily 
basis.  Phase I and II represent a total office delivery of 225,000 square feet of office space.  Phase III and Phase IV will feature a delivery of 140,000 of general use office space.  This 
































	  	  	  	  	  	  	  	  MULTIFAMILY ANALYSIS   
	  
National	  Overview	  	  
Like	  all	  sectors,	  the	  apartment	  market	  is	  heavily	  influenced	  by	  the	  economy.	  	  The	  United	  States	  economy	  experienced	  moderate	  expansion	  in	  2012.	  	  This	  expansion	  was	  supported	  by	  consumer	  spending,	  
the	  re-­‐emergence	  of	  the	  housing	  sector,	  international	  trade,	  business	  investment	  and	  minor	  employment	  growth.	  	  As	  European	  nations	  have	  dipped	  into	  recent	  recessions,	  the	  exports	  and	  corporate	  
profits	  have	  reduced	  for	  the	  United	  States.	  	  In	  addition	  to	  the	  global	  economic	  trends,	  the	  uncertainty	  surrounding	  the	  United	  States	  fiscal	  policy	  resulted	  in	  restrained	  hiring	  and	  investment.	  	  As	  the	  
government	  works	  to	  re-­‐energize	  the	  economy	  using	  techniques	  such	  as	  quantitative	  easing,	  the	  national	  unemployment	  has	  declined	  by	  100	  basis	  points	  in	  the	  previous	  12	  months	  to	  7.7%.	  
National	  vacancy	  rates	  approached	  stability	  in	  2012	  across	  all	  sectors	  of	  real	  estate,	  sparking	  a	  new	  construction	  cycle.	  	  However,	  the	  highest	  performing	  sector	  of	  the	  real	  estate	  recovery	  continues	  to	  be	  
multifamily.	  	  Effective	  rents	  have	  grown	  22%	  over	  the	  past	  decade	  compared	  to	  single-­‐family	  homes.	  	  This	  measures	  to	  4.1%	  above	  the	  median	  price	  in	  2002.	  	  In	  2012	  the	  vacancy	  rate	  for	  apartments	  
dropped	  80	  basis	  points	  to	  4.4%.	  	  In	  this	  same	  time	  period,	  the	  effective	  rents	  grew	  approximately	  5%.	  	  Some	  analysts	  believe	  that	  the	  multifamily	  growth	  in	  the	  real	  estate	  industry	  has	  plateaued.	  	  
However,	  the	  alignment	  of	  powerful	  demographic	  and	  economic	  trends	  continues	  to	  support	  the	  increase	  in	  rental	  rates	  and	  decrease	  in	  vacancies,	  driving	  the	  multifamily	  sector	  into	  its	  fourth	  consecutive	  
year	  of	  expansion.	  	  	  
The	  change	  that	  has	  appeared	  in	  the	  form	  of	  product	  type	  has	  been	  the	  decreasing	  in	  square	  footage	  of	  unit	  sizes.	  	  Multifamily	  Executive	  magazine	  has	  followed	  this	  trend	  closely	  over	  the	  last	  3	  quarters	  
and	  made	  the	  statement	  “There	  is	  no	  doubt—most	  newly	  delivered	  units	  are	  getting	  smaller.	  	  In	  fact	  the	  average	  size	  of	  new	  apartments	  on	  a	  national	  basis	  is	  now	  982	  square	  feet.	  	  Less	  is	  more.	  	  Among	  
the	  other	  major	  cities	  with	  a	  noticeable	  decline	  in	  apartment	  sizes	  are	  Dallas,	  Denver,	  and	  Houston.”	  	  However,	  this	  change	  is	  not	  true	  for	  all	  markets.	  	  One	  market	  that	  has	  experienced	  a	  growth	  in	  the	  unit	  
sizes	  of	  apartment	  square	  footages	  was	  the	  Washington,	  DC	  market.	  	  Other	  national	  changes	  that	  can	  be	  seen	  include	  increased	  concern	  and	  awareness	  of	  healthcare	  and	  increased	  focus	  on	  technology	  in	  
amenity	  spaces.	  	  
Asheville	  Metro	  	  
Like	  most	  markets	  across	  the	  United	  States,	  Asheville	  has	  seen	  an	  increase	  in	  the	  performance	  of	  the	  multifamily	  sector.	  	  According	  to	  the	  market	  research	  firm	  Real	  Data,	  demand	  for	  units	  in	  the	  market	  
has	  reached	  the	  highest	  level	  ever	  recorded	  in	  Asheville.	  	  The	  average	  vacancy	  is	  down	  from	  12.8%	  in	  2009	  to	  7.2%	  in	  2013.	  	  In	  addition,	  the	  average	  rental	  rate	  has	  risen	  significantly	  in	  the	  past	  several	  
years.	  	  This	  positive	  performance	  for	  the	  multifamily	  industry	  is	  a	  direct	  result	  of	  the	  increased	  demand	  in	  Buncombe	  County.	  	  
























Central 485 23 4.70% 912 $808 $0.886 J11 0 0 372
East 1,257 84 6.70% 922 $765 $0.829 64 72 236 0
North 921 61 6.60% 909 $777 $0.855 40 60 201 0
South 3,100 216 7.00% 993 $857 $0.863 103 84 196 672
West 1,855 109 5.90% 954 $764 $0.800 169 72 0 136





As	  Buncombe	  County	  gains	  regional	  recognition	  and	  popularity,	  the	  area	  has	  realized	  population	  growth	  and	  demand	  for	  apartment	  units.	  	  In	  the	  year	  2011	  Buncombe	  County’s	  population	  was	  84,458.	  	  
This	  was	  a	  22%	  increase	  from	  the	  year	  2000.	  	  This	  spike	  in	  population	  represented	  an	  increase	  of	  approximately	  1,400	  individuals	  per	  year,	  or	  an	  average	  of	  a	  2%	  yearly	  increase	  in	  the	  population.	  	  Due	  to	  
the	  recent	  trends	  in	  the	  national	  market	  and	  the	  growing	  population	  of	  the	  area,	  the	  demand	  for	  multifamily	  rental	  units	  has	  increased	  by	  4.7%.	  	  	  
As	  the	  population	  for	  Buncombe	  County	  increases,	  the	  availability	  of	  units	  in	  the	  Asheville	  market	  have	  seen	  a	  sharp	  decrease.	  	  The	  current	  overall	  vacancy	  for	  the	  Asheville	  market	  is	  7.2%.	  	  However,	  when	  
examining	  the	  competitive	  set	  below,	  the	  comparable	  properties	  display	  an	  even	  stronger	  occupancy	  rate	  than	  the	  market	  as	  a	  whole.	  	  The	  current	  occupancy	  rate	  in	  the	  competitive	  set	  is	  approximately	  
96%.	  	  This	  leaves	  only	  a	  4%	  vacancy.	  	  This	  low	  vacancy	  may	  indicate	  a	  surplus	  of	  unmet	  demand	  in	  the	  market.	  	  In	  the	  exhibit	  below	  the	  subject	  site’s	  multifamily	  competitive	  set	  is	  displayed.	  
EXHIBIT	  17:	  MULTIFAMILY	  COMPETITIVE	  SET	  ANALYSIS	  
Property Year	  Constructed	   Units	   Avg	  SF Rate	   PSF 	  Occupancy
1 Weirbridge	  Village	   2012 280 1,213 1,229$	  	  	  	  	  	  	   1.03$	  	  	  	  	  	   96%
2 Verde	  Vista 2011 276 1,130 1,011$	  	  	  	  	  	  	   1.02$	  	  	  	  	  	   95%
3 Ascot	  Point	  Village	   2004 334 989 782$	  	  	  	  	  	  	  	  	  	  	   1.03$	  	  	  	  	  	   93%
4 Bell	  Biltmore	  Park	   2003 276 1,030 1,027$	  	  	  	  	  	  	   1.06$	  	  	  	  	  	   96%
5 Bell	  Forest	  at	  Biltmore	  Park	   1995 392 967 919$	  	  	  	  	  	  	  	  	  	  	   1.04$	  	  	  	  	  	   95%
6 Carson's	  Creek 1994 160 1,011 832$	  	  	  	  	  	  	  	  	  	  	   0.82$	  	  	  	  	  	   99%
7 Kansignton	  Place 1993 308 925 852$	  	  	  	  	  	  	  	  	  	  	   0.99$	  	  	  	  	  	   92%
8 Hawthrone	  at	  Southside 1980 384 897 799$	  	  	  	  	  	  	  	  	  	  	   1.00$	  	  	  	  	  	   98%
Averages 1,032 931$	  	  	  	  	  	  	  	  	  	  	   1.00$	  	  	  	  	  	   96% 	  
	  
The	  chart	  above	  displays	  the	  current	  supply	  in	  the	  market	  believed	  to	  be	  comparable	  to	  a	  feasible	  product	  for	  the	  subject	  site.	  	  The	  chart	  also	  displays	  the	  average	  square	  footage	  of	  the	  units,	  the	  current	  
price	  point	  of	  the	  units	  and	  the	  occupancy	  of	  the	  units.	  	  As	  seen	  in	  the	  exhibit	  above	  the	  majority	  of	  the	  units	  found	  in	  the	  competitive	  set	  were	  constructed	  before	  2008.	  	  The	  age	  of	  product	  represents	  a	  
lack	  of	  new	  quality	  deliverables	  into	  the	  market.	  	  The	  two	  projects	  that	  produce	  the	  highest	  rents	  on	  a	  per	  square	  foot	  basis	  in	  the	  market	  were	  both	  constructed	  by	  the	  Biltmore	  Farms	  Development	  Team.	  	  
This	  information	  displays	  a	  very	  favorable	  market	  for	  multifamily	  development	  and	  appears	  to	  lack	  the	  luxury	  product	  that	  the	  subject	  site	  has	  the	  capability	  to	  supply.	  
Due	  to	  the	  favorable	  conditions	  for	  multifamily	  development	  in	  Asheville,	  there	  are	  several	  opportunistic	  developers	  who	  have	  plans	  to	  launch	  multifamily	  projects	  in	  the	  immediate	  area.	  	  The	  next	  few	  
years	  in	  Asheville	  appear	  to	  hold	  two	  major	  project	  deliveries	  in	  the	  multifamily	  sector.	  	  	  The	  total	  number	  of	  units	  that	  will	  be	  delivered	  in	  Asheville	  will	  be	  approximately	  550.	  	  The	  two	  major	  projects,	  
which	  are	  anticipated	  to	  be	  constructed	  are	  the	  Aventine	  Apartments	  at	  Long	  Shoals	  Road	  and	  an	  unnamed	  project	  located	  behind	  Earthfare	  in	  Mills	  Gap.	  	  The	  Aventine	  Apartments	  at	  Long	  Shoals	  road	  is	  a	  
project	  that	  Flournoy	  Development	  Company	  is	  undertaking.	  	  The	  Aventine	  Apartments	  community	  is	  scheduled	  to	  be	  312	  apartments.	  	  The	  unnamed	  project	  is	  under	  the	  control	  of	  the	  Southwood	  Realty	  
Company.	  	  The	  project	  is	  scheduled	  to	  be	  a	  246	  unit	  complex.	  	  There	  are	  other	  multifamily	  communities	  planned	  for	  the	  Asheville	  region,	  however,	  due	  to	  lack	  of	  available	  financing,	  the	  majority	  of	  these	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EXHIBIT	  18:	  MULTIFAMILY	  COMPARABLE	  PROPERTY	  
LOCATIONS	  
5.	  Bell	  Forest	  at	  Biltmore	  Park	  	  
	  
6.	  Carson’s	  Creek	  	  
	  
7.	  Kensington	  Place	  	  
	  





Quantification	  of	  Demand	  &	  Capture	  Rate	  
The	  development	  team	  feels	  strongly	  that	  the	  subject	  site	  provides	  a	  very	  feasible	  location	  for	  multifamily	  development.	  	  In	  order	  to	  quantify	  the	  subject	  site’s	  ability	  to	  capture	  unmet	  demand	  in	  the	  
market,	  the	  development	  team	  has	  run	  a	  capture	  rate	  exercise.	  	  A	  conservative	  capture	  rate	  of	  1.5%	  was	  used	  to	  discover	  approximately	  how	  many	  individuals	  may	  become	  future	  tenants	  of	  the	  subject	  
site.	  	  In	  order	  to	  discover	  how	  many	  individuals	  within	  a	  20-­‐minute	  drive	  time	  would	  be	  potential	  residents	  of	  the	  subject	  site,	  the	  total	  population	  was	  broken	  down	  into	  both	  income	  qualified	  and	  renter	  
qualified.	  	  The	  development	  team	  believes	  that	  individuals	  earning	  between	  $35,000	  and	  $49,000	  are	  the	  primary	  income	  range	  that	  the	  potential	  multifamily	  development	  would	  target.	  	  After	  the	  income	  
qualified	  population	  was	  determined,	  15%	  was	  applied	  to	  determine	  the	  amount	  of	  individuals	  who	  are	  currently	  living	  in	  rental	  units.	  	  The	  15%	  application	  assumption	  was	  derived	  from	  the	  predisposed	  
amount	  of	  renters	  in	  the	  market	  determined	  by	  ESRI’s	  research	  market	  study.	  	  Once	  the	  annual	  demand	  potential	  was	  quantified,	  the	  development	  team	  deducted	  1,200	  pipeline	  units,	  proposed	  by	  the	  
Aventine	  and	  unnamed	  project	  from	  the	  demand	  and	  applied	  a	  32%	  turnover	  rate.	  	  After	  performing	  the	  analysis,	  our	  development	  team	  believes	  that	  there	  will	  be	  approximately	  	  	  578	  residents	  who	  will	  
be	  in	  need	  of	  housing	  in	  the	  year	  2014.	  	  This	  need	  for	  housing	  will	  generate	  a	  demand	  for	  289	  two-­‐bedroom	  units	  in	  the	  market.	  	  This	  analysis	  can	  be	  seen	  in	  the	  exhibit	  below.	  	  
EXHIBIT	  19:	  	  2014	  MULTIFAMILY	  CAPTURE	  RATE	  ANALYSIS	  
2013	  Population	   196,357	  	  	  	  	  	  	  
Increase	  in	  population	   2% 200,284	  	  	  	  	  	  	  
Total	  Estimated	  Population 396,641	  	  	  	  	  	  	  
%	  Income	  Qualified	  	  	  	  	  	  	  	  $35-­‐49k 16.3% 64,653	  	  	  	  	  	  	  	  	  	  
%	  Renter	   15% 59,496	  	  	  	  	  	  	  	  	  	  
Income	  &	  Renter	  Qualified 124,149	  	  	  	  	  	  	  
x	  Estimated	  Turnover	  Rate	   32% 39,728	  	  	  	  	  	  	  	  	  	  
Annual	  Demand	  Potential	   39,728	  	  	  	  	  	  	  	  	  	  
Pipeline	  Projects 1,200	  	  	  	  	  	  	  	  	  	  	  	  
Demand	   38,528	  	  	  	  	  	  	  	  	  	  
Capture	  Rate	  	  	  (residents) 1.5% 578	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
Number	  of	  Units	  (2	  bedrooms) 2 289
2014	  Capture	  Rate	  (20	  Minute	  Drive)	  
	  
	  	  
It	  is	  the	  development	  team’s	  belief	  that	  there	  is	  ample	  demand	  for	  an	  additional	  multifamily	  project	  delivery	  in	  the	  Asheville	  market.	  	  The	  subject	  site’s	  location	  presents	  a	  strong	  opportunity	  for	  synergy	  
between	  the	  retail,	  housing,	  recreation,	  and	  multifamily.	  	  The	  development	  team	  has	  set	  the	  targeted	  price	  range	  should	  be	  $1.09	  psf	  for	  the	  new	  units	  with	  a	  target	  average	  square	  footage	  of	  1,100	  
square	  feet.	  	  This	  would	  create	  an	  average	  monthly	  rate	  of	  $1,109	  or	  $13,300	  annually	  for	  the	  units.	  	  This	  price	  range	  will	  be	  very	  attractive	  to	  the	  target	  market	  earning	  $35-­‐49,000	  in	  annual	  income.	  	  The	  







National	  Overview	  	  
ChainLinks	   Retail	   Advisors’	   U.S.	   National	   Retail	   Report	   states	   that	   the	   national	   market	   is	   dealing	   with	   two	   challenges	   currently	   the	  
continued	  soft	  economy	  and	   the	   increasing	   impact	  of	  e-­‐	   commerce.	  E-­‐commerce	  will	  be	  a	   long-­‐term	   trend	   that	  will	   gradually	   redefine	  
shopping	  center	   tenant	  mixes	  and	  retail	  redevelopment.	  Expanding	  retail	  categories	   in	  2013	  consist	  of	  groceries	  (new	  smaller	  concept	  
and	   niche	   players	   ranging	   from	  discount	   to	   luxury	   and	   ethnic	   to	   organic),	   restaurants	   (fast	   food	   and	   fast	   casual	   leading	   the	  way,	   but	  
growth	  across	  the	  entire	  spectrum),	  fitness/health/spa	  concepts,	  drug	  stores,	  dollar	  stores,	  thrift	  stores,	  automotive	  service,	  discounters,	  
off-­‐price	   apparel,	   pet	   supplies,	   sporting	   goods,	   hobby	   stores/arts	   &	   crafts,	   wireless	   stores	   (limited),	   and	   some	   banking/check	  
cashing/financial	  services	  growth.	  	  Restaurants	  will	  account	  for	  about	  40%	  of	  all	  new	  tenancy	  in	  the	  marketplace	  in	  2013.	  
U.S	  vacancy	  should	  reach	  8.6	  percent	  by	  the	  end	  of	  2013,	  resulting	  in	  2.0	  to	  3.0	  percent	  effective	  rent	  growth. Current	  lifestyle	  centers	  
should	  see	  vacancy	  fall	  from	  8.2%	  to	  the	  high	  7%	  range	  and	  Class	  A	  properties	  will	  continue	  to	  dominant	  with	  the	  lowest	  vacancy	  levels	  
and	  greatest	  tenant	  interest.	  	  Class	  A	  properties	  in	  the	  nation’s	  weakest	  performing	  markets	  will	  see	  rental	  rate	  growth	  of	  up	  to	  5%	  and	  
strong	  investor	  demand	  keeping	  cap	  rates	  in	  the	  7%	  range	  or	  less.	  	  
Development	  Activity	  
New	   construction	   remains	   limited	   and	   less	   than	   demand	   according	   to	   Marcus	   &	   Millichap.	   Nearly	   20	   million	   square	   feet	   of	   outlet	  
construction	   in	   planning	   or	   under	  way	  will	   accommodate	   demand	   for	   high-­‐quality	   but	   cost-­‐conscious	   consumers.	   Retail	   development	  
thrives	  on	   jobs	  and	   income	  numbers.	  Unemployment	  remains	  elevated,	  but	   job	  growth	   is	  picking	  up.	  Over	   the	  course	  of	  2011,	   the	  U.S.	  
economy	  created	  approximately	  1.84	  million	  jobs,	  or	  an	  average	  of	  153,000	  jobs	  per	  month.	  Through	  October	  2012,	  the	  U.S.	  economy	  had	  
created	   1.569	   million	   jobs,	   or	   roughly	   157,000	   positions	   per	   month.	   Rising	   gasoline	   prices	   are	   a	   major	   concern	   for	   consumers	   and	  





























According	   to	   Costar’s	   Year	   End	   2012	   Retail	   Market	   Report,	   the	   Asheville	   retail	  
market	   experienced	   a	   slight	   decline	   in	   market	   conditions.	   The	   vacancy	   rate	  
increased	   from	   5.9%	   in	   the	   previous	   quarter	   to	   6.1%	   in	   the	   current	   quarter.	   Net	  
absorption	  was	  negative	  (63,896)	  square	  feet,	  and	  vacant	  sublease	  space	  increased	  
by	  1,561	  square	  feet.	  Quoted	  rental	  rates	  increased	  from	  third	  quarter	  2012	  levels,	  
ending	  at	  $12.71	  per	  square	  foot	  per	  year.	  A	  total	  of	  one	  retail	  building	  with	  1,500	  
SF	   of	   retail	   space	   was	   delivered	   to	   the	   market	   in	   the	   fourth	   quarter,	   with	   no	  
properties	  under	  construction	  at	  the	  end	  of	  the	  quarter.	  According	  to	  REIS,	  a	  non-­‐
anchor	   tenant	   in	   the	   Asheville	  metro	   is	   paying	   an	   average	   asking	   rent	   of	   $14.50,	  
where	  an	  anchor	  tenant	  is	  paying	  $10.91	  assumedly.	  Out	  of	  the	  62	  non-­‐anchor	  retail	  
tenants	   in	   the	   Asheville	   metro	   59	   of	   the	   retail	   properties	   are	   seeing	   a	   95%	   rent	  
growth	   in	   fourth	  quarter	  2012.	  Vacancy	   rates	   reported	  by	  REIS,	   Inc.	   in	   the	   fourth	  
quarter	   2012	   report	   are	  much	   higher	   than	   Costar’s	   6.1%.	   REIS	   reported	   a	   14.4%	  
average	   vacancy	   rate;	   however,	   20	   of	   the	   62	   retail	   properties	   are	   under	   a	   5%	  
vacancy.	   Asheville’s	   retail	   vacancy	   is	   still	   higher	   than	   the	   average	   for	   the	   South	  
Atlantic	   Region	   and	   the	   United	   States.	   Retail	   properties	   can	   be	   characterized	   as	  
community,	   neighborhood,	   power	   center,	   or	   regional	   mall.	   Asheville	   Metro	   is	  
comprised	   of	   16%	   regional	  malls,	   16.4%	  power	   centers,	   28.4%	   community	   retail,	  
and	  39.2%	  neighborhood	  shopping	  centers.	  
EXHIBIT	  21:	  ASHEVILLE	  NONANCHOR/	  ANCHOR	  ASKING	  RENT	  (REIS)	  
EXHIBIT	  23:	  ASHEVILLE	  RETAIL	  INVENTORY	  BY	  TYPE	  (REIS)	  
EXHIBIT	  22:	  ASHEVILLE	  VACANCY	  




South	  Asheville/Royal	  Pines	  Submarket	  
The	  local	  market	  for	  this	  report	  is	  the	  S.	  Asheville/Royal	  Pines	  submarket.	  South	  Asheville	  is	  probably	  the	  fastest	  growing	  and	  
most	  densely	  populated	  area	  in	  Buncombe	  County.	  	  It	  has	  a	  more	  gentle	  topography	  as	  well	  as	  good	  access	  to	  public	  utilities,	  
which	   makes	   it	   more	   desirable	   for	   development.	  	   It	   is	   known	   for	   having	   a	   great	   school	   system	   and	   is	   home	   to	   many	   of	  
Buncombe	   County’s	   larger	   residential	   developments	   like	   Biltmore	   Park.	  	   South	  Asheville	   is	   also	   home	   to	   a	   lot	   of	   large-­‐scale	  
commercial	   developments.	  	   Areas	   such	   as	   Biltmore	   Park	   Town	   Square	   have	   created	   an	   ultimate	   destination	   for	   shoppers.	  
Another	  reason	  why	  south	  Asheville	  has	  become	  a	  new	  destination	  hot	  spot	  in	  the	  Asheville	  metro	  is	  because	  of	  its	  proximity	  to	  
the	  airport.	  Hendersonville	  and	  Airport	  Roads	  house	  a	  number	  of	  businesses	  and	  most	  of	  the	  necessary	  shopping	  conveniences	  
most	  people	  need.	  
Vacancy	  Rates	  	  
The	   vacancy	   for	   the	   S.	   Asheville/Royal	   Pines	   submarket	   is	   at	   8.6%,	   which	   is	   higher	   than	   the	   Asheville	   average	   of	   6.1%	  
(according	   to	  Costar).	  The	  S.	  Asheville	  submarket	  scores	  higher	  vacancies	   in	  all	   retail	  categories	   than	  the	  Asheville	  averages,	  
including	  general	  retail,	  malls,	  power	  centers,	  and	  shopping	  centers.	  Higher	  vacancies	   in	   this	  submarket	  can	  be	  attributed	  to	  
items	   such	   as	   higher	   per	   square	   foot	   prices	   and	   distance	   from	   downtown.	   The	   S.	   Asheville	   submarket	   has	   not	   seen	   retail	  
deliveries	  since	  2009	  and	  rental	  rates	  continue	  to	  decline.	  	  
Trade	  Area	  Delineation	  	  
The	  proposed	  site	  is	  well	  positioned	  on	  114-­‐acres	  of	  land	  located	  in	  the	  S.	  Asheville/	  Royal	  Pines	  submarket	  directly	  off	  of	  I-­‐26	  
at	   exit	   33.	  Within	   the	   Asheville	  market,	   the	  major	   retail	   corridors	   are	   in	   Central	   Asheville,	   Downtown	   Asheville,	   and	   South	  
Asheville/Royal	  Pines	  submarkets.	  All	  of	  these	  corridors	  contain	  almost	  11	  million	  square	  feet	  of	  retail	  space,	  while	  S.	  Asheville	  
alone	  contains	  approximately	  3.5	  million	   square	   feet.	   Since	  Asheville’s	  metro	   consist	  of	   four	   counties	  and	  has	   regional	   labor	  
draw	  of	  nine	  counties	  in	  Western	  North	  Carolina,	  we	  can	  assume	  that	  the	  site’s	  potential	  retail	  will	  draw	  people	  from	  a	  10,	  15,	  
20	  minute	  drive	  times.	  	  
Population	  Characteristics	  	  
The	   total	   trade	   area	   is	   estimated	   to	   increase	   from	   188,223	   to	   200,126	   in	  
population	  over	  the	  period	  2010-­‐2015.	  Going	  forward,	  the	  market	  area	  from	  2012	  
to	   2017	   is	   estimated	   to	   grow	   1.21%	   annually	  with	   3.72%	   increase	   annually	   on	  
median	  household	   income.	  The	  average	  household	   income	  in	  2012	  for	  the	  retail	  
trade	   area	  was	   $54,401.	   The	   forecasted	   population	   growth	   should	   be	   favorable	  
for	  new	  retail	  development.	  	  
	  
EXHIBIT	  25:	  ASHEVILLE	  DEMOGRAPIC	  TRENDS	  2013	  





Traffic	  Counts	  	  
EXHIBIT	  26:	  TRAFFIC	  COUNT	  MAP	  	  
	  
	  
Current	  Consumption	  of	  Goods	  	  
The	  consumption	  of	  goods	  in	  the	  study	  area	  was	  measured	  using	  the	  2015	  Retail	  Marketplace	  Forecast.	  For	  the	  purpose	  of	  this	  market	  study,	  the	  development	  team	  has	  decided	  to	  focus	  on	  areas	  
that	  represent	  potential	  for	  new	  supply.	  The	  development	  team	  identified	  these	  potential	  segments	  by	  looking	  for	  areas	  where	  the	  current	  demand	  has	  outgrown	  the	  supply.	  
The	  segment	  that	  represents	  the	  largest	  potential	  in	  terms	  of	  unmet	  demand	  is	  the	  Electronics	  &	  Appliances	  Stores	  segment.	  It	  is	  estimated	  that	  in	  2015	  there	  will	  be	  a	  total	  of	  141	  stores	  within	  a	  
45-­‐minute	  drive	  time	  of	  the	  subject	  site	  who	  participate	  in	  the	  sales	  of	  electronics	  and	  appliances.	  These	  141	  stores	  will	  produce	  a	  supply	  of	  $112,221,823	  in	  retail	  sales.	  However,	  the	  estimated	  
potential	  retail	  demand	  for	  the	  study	  area	  is	  $134,735,389.	  This	  leads	  to	  a	  positive	  leakage	  factor	  of	  9.1.	  This	  leakage	  factor	  represents	  a	  strong	  amount	  of	  untapped	  demand	  in	  the	  marketplace	  for	  
Electronics	  &	  Appliances.	  Another	  potential	  retail	  segment	  that	  has	  unmet	  demand	  is	  Drinking	  Places.	  This	  market	  segment	  is	  defined	  by	  alcoholic	  beverage	  sales.	  The	  estimated	  retail	  sales	  for	  
this	  segment	  were	  $14,193,998	  and	  the	  estimated	  demand	  for	  the	  segment	  was	  $35,550,887.	  This	  represents	  an	  estimated	  unmet	  demand	  of	  $21,356,878	  in	  alcoholic	  beverage	  sales.	  The	  other	  
industry	   segments	   that	   represent	  potential	   growth	   in	   sales	   are	  Lawn	  &	  Garden	  Equipment	   and	  Supply	  Stores,	  Health	  &	  Personal	  Care	  Stores,	   Jewelry,	   Luggage	  &	  Leather	  Good	  Stores,	  Book,	  





































#	   Building	  Name	  	   Address	  
Built	  /	  
Renovated	   Square	  Feet	   Average	  Rate	  
Percent	  
Occupied	  	   Tenants	  	  
1	   Gerber	  Village	  	   1838	  Hendersonville	  Rd	   2005	   10,974	   $20.00	  	   79.80%	  
Cinnamon	  Kitchen,	  Five	  Guys,	  Lenny's	  
Sub	  Shop,	  Verizon	  Wireless	  
	  	   	  	   1836	  Hendersonville	  Rd	   2006	   44,000	   $15.54	  	   68.80%	   Office	  Depot	  
	  	   	  	   2	  Gerber	  Rd	   2006	   8,864	   $18.00	  	   87.90%	   Frankie	  Bones	  
	  	   	  	   10	  Crispin	  Ct	   2007	   17,630	   $18.00	  	   72.00%	   Wine	  Styles	  
	  	   	  	   1840	  Hendersonville	  Rd	   1959	   4,988	   $20.00	  	   78.70%	   Green	  Tea	  Fusion,	  Rita's,	  Union	  
	  	   Total/Average:	   	  	   	  	   86,456	   $18.31	  	   77.44%	   	  	  
2	   Biltmore	  Park	  Town	  Square	   27	  Schenck	  Pkwy	   2008	   14,720	   $32.00	  	   35.60%	   LensCrafters,	  YaYa's	  Frozen	  Yogurt	  
	  	   	  	   28	  Schenck	  Pkwy	   2009	   102,000	   $32.00	  	   85.80%	   Orvis	  
	  	   	  	   31	  Schenck	  Pkwy	   2008	   29,924	   	  -­‐	  	  	  	   100%	   REI	  
	  	   	  	   2	  Town	  Square	  	   2009	   20,000	   $24.43	  	   87%	   Barnes	  &	  Noble	  	  
	  	   	  	   264	  Thetford	  St	   2009	   24,996	   $32.00	  	   86.60%	   Travinia	  	  
	  	   	  	   292	  Thetford	  St	   2009	   56,979	   	  -­‐	  	  	  	   100.00%	   Regal	  Cinemas	  
	  	   	  	   308	  Thetford	  St	   2001	   6,964	   	  -­‐	  	  	  	   100.00%	   131	  Main	  Restaurant	  
	  	   Total/Average:	   	  	   	  	   255,583	   $30.11	  	   84.97%	   	  	  
3	   Westgate	  Shopping	  Center	  	   66	  Westgate	  Pkwy	   1988	   148,000	   $15.59	  	   87.40%	  
Earth	  Fare,	  CVS,	  Jason's	  deli,	  Great	  Clips,	  
TCBY	  
4	   Biltmore	  Village	   10	  Brook	  Street	  	   2008	   72,000	   $16.00	  	   71.90%	  
Chicos,	  J.	  Crew,	  Williams-­‐Sonoma,	  Aveda,	  
Coldwater	  Creek	  
	  	   	  	   1	  All	  Souls	  Crescent	   1965	   5,400	   $16.00	  	   100.00%	   Lilly	  Pulitzer,	  Brooks	  Brothers	  	  
	  	   Total/Average:	   	  	   	  	   77,400	   $16.00	  	   85.95%	   	  	  
5	   Greenlife	  Grocery	  	   70	  Merrimon	  Ave	   2010	   19,000	   	  -­‐	  	  	  	   100%	   Whole	  Foods	  
6	   Grove	  Arcade	  	   1	  Page	  Avenue	  	   2002	   274,908	   $17.89	  	   99.20%	  
Small	  retail	  boutiques	  and	  local	  
restaurants	  	  
Retail	  Market	  Comparables	  	  






The	  study	  focused	  on	  five	  high-­‐end	  retail	  centers	  or	  spaces	  located	  throughout	  the	  20	  -­‐minute	  trade	  area.	  The	  average	  gross	  rent	  for	  the	  comparable	  properties	  located	  in	  Asheville	  is	  $17.34.	  The	  
average	  percentage	  of	  space	  leased	  in	  the	  comparable	  properties	  is	  84.74%.	  
	  
1.	  Gerber	  Village:	  (S.	  Asheville/Royal	  Pines	  Submarket)	  Located	  1	  mile	  southeast	  of	  Blue	  Ridge	  Parkway	  and	  4	  miles	  from	  I-­‐40	  Exit	  50	  B.	  Gerber	  Village	  is	  a	  mixed-­‐use	  development	  that	  offers	  
59,877	  SF	  retail/restaurant,	  27,336	  SF	  Class	  A	  Office	  and	  8,098	  SF	  of	  Craftsman	  style	  residential	  condo’s	  in	  Phase	  One.	  Existing	  tenants	  include:	  Office	  Depot,	  Frankie	  Bones,	  Carmichael	  Training	  









2.	   Biltmore	  Park	  Town	  Square:	  The	  Biltmore	  Park	  Town	  Square	   is	   the	  subject	  of	   the	  study.	  Biltmore	  Park	  Town	  Square	   is	  a	  $204	  million	  mixed-­‐use	  regional	  destination	   in	  south	  Asheville,	  
located	   at	   Interstate-­‐26	   and	  Long	   Shoals	  Road.	  The	  42-­‐acre	  master	  plan	   includes	  285,000	   SF	  of	   specialty	   retail	   and	   restaurants,	   270,000	   SF	  of	   Class-­‐A	  office	   space,	   a	   165-­‐room,	   LEED	  Silver	  











3.	  Westgate	  Shopping	  Center:	  Asheville’s	  West	  Gate	  Shopping	  Center	  has	  been	  a	  regional	  landmark	  and	  proven	  destination	  for	  more	  than	  50	  years.	  West	  Gate’s	  tradition	  of	  success	  continues	  by	  
boasting	  a	  line-­‐up	  of	  national,	  regional	  and	  local	  retailers.	  Recently	  expanded	  and	  renovated	  and	  only	  a	  few	  miles	  away	  from	  downtown	  Asheville.	  Traffic	  count	  is	  over	  98,000	  vehicles	  per	  day	  and	  










4.	  Biltmore	  Village:	  Built	  in	  the	  late	  1890’s	  as	  a	  classic	  planned	  community	  at	  the	  entrance	  to	  the	  Biltmore	  Estate.	  Because	  of	  its	  history,	  its	  range	  of	  unique	  independent,	  locally	  owned	  retailers,	  
and	   its	   fine	   restaurants;	   Historic	   Biltmore	   Village	   has	   an	   international	   reputation.	   Along	  with	   locally	   owned	   retailers	   you	   can	   also	   find	   larger	   chain	   retail	   shopping	   such	   as:	   Chicos,	   J.	   Crew,	  














5.	  Greenlife	  Grocery:	  	  Located	  off	  of	  Interstate-­‐240	  just	  north	  of	  downtown	  Asheville.	  The	  Greenlife	  Grocery	  converted	  to	  a	  Whole	  Foods	  in	  2010	  and	  is	  currently	  the	  only	  Whole	  Foods	  in	  the	  









6.	   Grove	   Arcade:	   The	   restored	  Grove	  Arcade	  opened	   in	   late	  2002	   and	   includes	   shops,	   restaurants,	   offices	   and	  42	   luxury	   apartments.	   The	  Grove	  Arcade	   services	   retail	   space	   in	   the	  heart	   of	  
downtown	  for	  several	  local	  artists	  including	  Alexander	  &	  Lehnert.	  Other	  boutique	  retailers	  include:	  Adriana	  Asheville	  NC	  Homecrafts,	  Bath	  Junkie,	  Battery	  Park	  Book	  Exchange	  &	  Champagne	  Bar,	  
Caravans,	  Enter	  the	  Earth	  (pottery),	  Four	  Corners	  Home,	  Makeup	  at	  the	  Grove	  Arcade,	  Mission	  at	  the	  Grove	  (furniture),	  Niche	  (apparel),	  Roberto	  Coin	  (jewelry),	  Stevenson	  Rare	  Coins	  &	  Jewelry,	  
Studio	  Flora	  Diva,	  Tic-­‐n-­‐Time	  (clock	  smith),	  Vaquera	  (apparel),	  and	  Virtuoso	  (musical	   lessons).	  The	  restaurants	   included	   in	  the	  Grove	  Arcade	  are	  also	   locally	  owned	  and	  operated.	  The	  dining	  


































Retail	  Conclusions	  	  
After	  analyzing	  the	  current	  supply	  and	  demand	  of	  the	  Asheville	  retail	  market	  the	  development	  team	  believes	  that	  the	  subject	  site	  can	  provide	  potential	  retail	  sectors	  where	  demand	  has	  not	  been	  met.	  The	  
development	   team	   strives	   to	   fulfill	   the	   five	   tenants	   of	   community	   development	   within	   the	   subject	   site,	   which	   include:	   education,	   healthcare,	   economic	   development,	   art	   &	   culture,	   and	  
environment/quality	  of	  life.	  The	  first	  area	  that	  the	  development	  team	  believes	  should	  be	  addressed	  is	  entertainment.	  The	  entertainment	  provider	  should	  have	  a	  program	  that	  is	  inviting	  to	  all	  ages	  during	  
the	  day	  and	  then	  becomes	  an	  older	  more	  sophisticated	  establishment	  later	  in	  the	  evening.	  Examples	  of	  a	  program	  to	  this	  type	  of	  provider	  may	  be	  sidewalk	  cafes,	  wine/tapas	  bars,	  and	  sports	  bar	  and	  grills.	  
Another	  area	  of	  demand	  for	  the	  subject	  site	  is	  a	  small	  boutique	  grocery.	  High-­‐end	  residential	  surrounds	  the	  subject	  site,	  which	  will	  support	  a	  small	  organic	  grocery.	  Examples	  of	  this	  type	  of	  grocery	  include	  
North	  Carolina’s	  own	  Healthy	  Home	  Market,	  Mom’s	  Organic	  Market	  or	  Dean	  &	  Deluca.	  And	  lastly,	  the	  development	  team	  believes	  the	  site	  should	  pursue	  an	  electronic	  and	  appliance	  store	  with	  the	  rapid	  
growth	  of	  e-­‐commerce	  and	  technology.	  This	  store	  does	  not	  need	  to	  be	  a	  big	  box	  retail	  store,	  but	  instead	  may	  be	  a	  smaller	  version	  of	  a	  former	  large	  tenant.	  This	  could	  take	  the	  form	  of	  an	  urban	  Best	  Buy,	  




















EXHIBIT	  31:KEY	  METRICS	  FOR	  SELECTED	  HOTELS	  IN	  SUBMARKET	  	  	  
	  
Market	  Delineation	  
The	  market	  area	  for	  the	  proposed	  hotel	  is	  shaped	  by	  the	  businesses,	  tourist	  activities	  and/or	  
linkages	   from	   which	   it	   will	   draw	   its	   patrons.	   	   The	   following	   map	   shows	   activities	   and	  
transportation	  networks	  available	  to	  our	  guest	  at	  drive	  times	  of	  5,	  10,	  and	  15	  minutes	  from	  our	  
subject	  site.	  	  Potential	  guests	  would	  be	  able	  to	  reach	  the	  Asheville	  Airport	  within	  a	  15-­‐minute	  














Overnight	  stays	  are	  generated	  predominantly	  by	  leisure	  and	  business	  travelers.	  
Leisure	  Traveler	  Demand	  	  
Leisure	  visitation	  in	  Buncombe	  County	  accounts	  for	  an	  economic	  impact	  of	  approximately	  $2.1	  billion	  each	  year.	  	  There	  are	  about	  3	  million	  overnight	  leisure	  travelers	  to	  Buncombe	  County	  each	  
year.	  	  County	  hotel	  sales	  in	  2011	  totaled	  $177.7	  million.	  	  	  	  	  
EXHIBIT	  33:	  PRIMARY	  TOURISM	  DRIVERS	  	  
	  
Source:	  Asheville	  Convention	  &	  Visitors	  Bureau	  
The	  Biltmore	  Estate	  (George	  Vanderbilt’s	  historic	  home,	  gardens,	  village,	  and	  winery)	  is	  the	  most	  citied	  reason	  leisure	  travelers	  visit	  Asheville.	   	  It	  accounts	  for	  roughly	  29%	  of	  the	  total	  leisure	  
travel	  demand.	  	  According	  to	  the	  Biltmore	  Estate	  website,	  they	  host	  over	  one	  million	  visitors	  each	  year.	  	  The	  Estate	  is	  roughly	  8.5	  miles,	  or	  an	  18-­‐minute	  drive,	  from	  the	  subject	  site.	  
Visitors	   to	  Asheville	  have	  access	   to	  ample	  outdoor	  activities	  and	  recreation	  areas.	   	  The	  graph	  above	  demonstrates	   that	   this	   segment	   is	   responsible	   for	   roughly	  25%	  of	   the	   tourism	  or	   leisure	  
demand	   (Mountain/Scenery,	   22%	  and	  Outdoor	  Activity,	   3%).	   	  Recreation	   areas	   include	  Mount	  Mitchell	   State	  Park,	  Mount	  Pisgah,	   Chimney	  Rock	   State	  Park,	   Sliding	  Rock,	  Asheville	  Botanical	  
Gardens,	  North	  Carolina	  Arboretum,	  and	  Grandfather	  Mountain	  among	  others.	  	  These	  recreation	  areas	  are	  scattered	  outside	  of	  the	  Asheville	  City	  Limits	  and	  would	  require	  vehicular	  travel	  from	  
the	  subject	  site,	  in	  some	  instances	  lengthy	  distances.	  	  One	  recreation	  site,	  Mount	  Mitchell,	  requires	  over	  an	  hour	  drive	  along	  the	  Blue	  Ridge	  Parkway.	  	  	  
The	  Asheville	  Convention	  and	  Visitors	  Bureau	  note	  the	  Blue	  Ridge	  Parkway	  as	  being	  a	  significant	  source	  of	  tourism	  (9%	  of	  total	  tourism).	  	  This	  scenic	  parkway	  stretches	  469	  miles,	  from	  central	  





Other	  attractions	  in	  the	  Asheville	  area	  that	  collectively	  have	  an	  impact	  on	  tourism	  are	  the	  Grove	  Park	  Inn,	  U.S.	  Cellular	  Center,	  Orange	  Peel,	  Folk	  Art	  Center,	  Carl	  Sandburg	  Home	  National	  Historic	  
Site,	  Thomas	  Wolfe	  House,	  Asheville	  Art	  Museum,	  Basilica	  of	  St.	  Lawrence,	  Smith-­‐McDowell	  House	  Museum,	  and	  McCormick	  Field.	   	  These	  attractions,	   including	  others	   in	  downtown	  Asheville,	  
account	  for	  14%	  of	  total	  tourism.	  	  Access	  to	  these	  attractions	  is	  only	  feasible	  by	  vehicle	  from	  the	  subject	  site.	  	  	  	  	  
Below	  is	  a	  small	  list	  of	  demand	  generators	  that	  lie	  within	  the	  5,	  10,	  and	  15-­‐minute	  hotel	  trade	  area:	  	  
1. Mission	  Hospital	  







Mission	  Hospital	  is	  a	  general	  medical	  and	  surgical	  hospital.	  It	  performed	  nearly	  at	  the	  level	  of	  nationally	  ranked	  U.S.	  News	  Best	  Hospitals	  in	  9	  adult	  specialties.	  Mission	  Hospital	  has	  730	  beds	  
and	  had	  40,739	  admissions	  in	  the	  previous	  year.	  It	  performed	  14,065	  annual	  inpatient	  and	  24,806	  outpatient	  surgeries.	  Its	  emergency	  room	  had	  over	  100,522	  visits.	  Currently	  Mission	  Hospital	  
is	  ranked	  #5	  in	  North	  Carolina.	  	  
2. Biltmore	  Estate:	  	  






The	  estate	  is	  a	  major	  tourist	  attraction	  in	  Western	  North	  Carolina	  and	  has	  almost	  1	  million	  visitors	  each	  year.	  The	  8,000-­‐acres	  estate	  includes	  75	  acres	  of	  formal	  gardens,	  a	  winery	  and	  the	  Inn	  






3. Blue	  Ridge	  Parkway:	  







The	  Blue	  Ridge	  Parkway	  offers	  outstanding	  scenery	  and	  recreational	  opportunities,	  which	  makes	  it	  one	  of	  the	  most	  visited	  sections	  of	  the	  National	  Park	  System.	  The	  Blue	  Ridge	  Parkway	  is	  469	  
miles	  connecting	  the	  Great	  Smoky	  Mountains	  National	  Park	  in	  North	  Carolina	  to	  the	  Shenandoah	  National	  Park	  in	  Virginia.	  	  
	  
4. Asheville	  Art	  Museum:	  	  








The	  Asheville	  Art	  Museum	  is	  the	  only	  community	  based	  nonprofit	  visual	  art	  organization	  in	  Western	  North	  Carolina	  and	  is	  accredited	  by	  the	  American	  Association	  of	  Museums.	  The	  museum	  
presents	  exhibitions	  and	  public	  programs	  based	  on	   its	  permanent	  collection	  of	  20	  and	  21st	  American	  art.	  Special	  exhibitions	  allow	  the	  museum	  to	   feature	  renowned	  regional	  and	  national	  
artists.	   In	   addition,	   the	  museum	   showcases	  works	   of	   significance	   to	  Western	  North	   Carolina’s	   cultural	   heritage	   including	   Studio	   Craft,	   Black	  Mountain	   College,	   and	   Cherokee	   artists.	   The	  






5. North	  Carolina	  Arboretum:	  	  






A	  434-­‐acre	  public	  garden	  located	  within	  the	  Bent	  Creek	  Experimental	  Forest.	  The	  North	  Carolina	  Arboretum	  is	  adjacent	  to	  the	  Blue	  Ridge	  Parkway,	  at	  Milepost	  393.	  	  
	  
6. University	  of	  North	  Carolina-­‐Asheville	  	  
1	  University	  Heights,	  Asheville,	  NC	  28804	  (15-­‐Minute	  Drive)	  
	  






With	  about	  3,600	  students	  from	  38	  states	  and	  24	  countries,	  UNC	  Asheville	  is	  one	  of	  the	  nation’s	  top	  public	  liberal	  arts	  universities	  and	  one	  of	  the	  17	  institutions	  in	  the	  University	  of	  North	  









Business	  Traveler	  Demand	  
The	  range	  of	  business	  guests	  as	  a	  percentage	  of	  total	  guests	  can	  vary	  tremendously	  depending	  on	  the	  hotel	  (generally	  20%	  -­‐	  60%).	  	  Brand	  recognition	  and	  rewards	  systems	  are	  major	  factors	  in	  
determining	  a	  hotel’s	   attractiveness	   to	  business	   travelers.	   	  Additional	   impact	   from	  business	   activity	   is	   seen	   in	   the	   rental	   of	  meeting	   space	  within	  hotels,	  which	   can	  be	  a	   significant	   source	  of	  
revenue.	   	  Local	  employers	  generate	  the	  need	  for	  room	  nights	  as	  business	  is	  conducted	  with	  non-­‐local	  entities.	   	  There	  are	  over	  thirty-­‐five	  office	  users	  in	  Biltmore	  Park	  Town	  Square	  with	  office	  
sizes	  ranging	  from	  120	  sqft	  to	  18,000	  sqft.	   	  Biltmore	  Park	  Town	  Square	  has	  a	  total	  of	  270,000	  sqft	  of	  Class	  A	  office.	   	  Employers	   in	  the	  Town	  Square	  include	  Public	  Consulting	  Group,	  Western	  
Carolina	  Industries,	  WellSpark,	  Duemit	  Development	  Co.,	  Thermo	  Fisher	  Scientific,	  and	  Windstream.	  
The	  map	  below	  delineates	  Asheville	  office	  submarkets	  (EXHIBIT	  34).	  	  The	  subject	  site	  is	  located	  in	  the	  South	  Asheville/Royal	  Pines	  (9)	  submarket,	  which	  holds	  over	  21%	  (2.3	  million	  sqft	  of	  10.8	  
million	  sqft)	  of	  all	  existing	  office	  space	  in	  the	  Asheville	  market.	  	  Only	  one	  submarket,	  Central	  Asheville	  (2),	  holds	  more	  office	  inventory	  than	  the	  subject	  site’s	  submarket.	  	  	  





















As	  of	  February	  2013,	  the	  Asheville	  MSA	  had	  a	  total	  of	  7,286	  hotel	  rooms	  in	  77	  hotels.	  	  This	  supply	  is	  equivalent	  to	  roughly	  2.66	  million	  room	  nights	  per	  year.	  	  Independent	  hotels	  accounted	  for	  
1,631	  rooms	  in	  23	  hotels,	  Upper	  Midscale	  hotels	  accounted	  for	  1,683	  rooms	  in	  17	  hotels,	  and	  Upscale	  hotels	  accounted	  for	  1,182	  rooms	  in	  9	  hotels.	  	  	  
EXHIBIT	  35:	  ASHEVILLE	  ROOM	  SUPPLY	  AND	  PIPELINE	  BY	  CLASS	  	  
	  
Attractiveness	  of	  Existing	  Properties	  
Through	  communicating	  with	  the	  development	  team,	  it	  is	  assumed	  that	  any	  hotel	  on	  the	  subject	  site	  would	  be	  Upper	  Midscale	  to	  Luxury	  based	  on	  Smith	  Travel	  Research	  definitions.	  	  The	  bulk	  of	  
these	  types	  of	  hotels	  in	  the	  Asheville	  market	  are	  located	  downtown.	  	  Multiple	  hotels	  in	  the	  competitive	  segments	  have	  been	  completed	  or	  substantially	  renovated	  in	  the	  last	  5	  years	  and	  present	  
attractive	  options	  for	  both	  executive	  business	  travelers	  and	  tourists.	  	  	  
In	  2012,	  the	  Renaissance	  Asheville	  underwent	  a	  multimillion-­‐dollar	  renovation	  adding	  a	  farm-­‐to-­‐table	  style	  restaurant	  and	  a	  new	  lobby.	  	  This	  was	  after	  another	  renovation	  to	  the	  guestrooms	  in	  
2009.	  	  KSL	  Capital	  purchased	  the	  historic	  Grove	  Park	  Inn	  Resort	  &	  Spa	  in	  2012	  and	  has	  announced	  plans	  for	  a	  $25	  million	  renovation	  of	  public	  spaces,	  guestrooms,	  restaurants,	  meeting	  space,	  and	  
spa.	  	  The	  Inn	  at	  Biltmore	  Estate,	  located	  on	  the	  grounds	  of	  the	  Biltmore	  Estate,	  completed	  renovations	  in	  2010.	  	  	  
Boutique	  hotels	  typically	  have	  fewer	  guestrooms	  than	  counterparts	  with	  major	  flags.	  	  They	  are	  often	  branded	  independently,	  although	  a	  recent	  push	  to	  enter	  the	  space	  has	  been	  made	  by	  major	  
players	   in	   the	  hotel	   industry.	   	  The	  boutique	  category	   is	  well	   represented	   in	   the	  Asheville	  market.	   	  The	  aloft	  Downtown	  Asheville	  opened	   in	  2012	  and	   is	  Starwood	  Hotels	  and	  Resort’s	   trendy	  
boutique	  product.	   	  Grand	  Bohemian	  Hotel	   in	  Biltmore	  Village	  opened	   in	  2009.	   	  This	  104-­‐guestroom	  boutique	  hotel	   is	  part	  of	  Marriott’s	  Autograph	  Collection.	   	  Hotel	   Indigo,	  a	  116-­‐guestroom	  






The	  subject	  site’s	  closets	  hotel,	  Hilton	  Biltmore	  Park,	  was	  the	  first	  LEED	  certified	  hotel	  in	  the	  state	  of	  North	  Carolina.	  	  This	  hotel	  has	  a	  good	  mix	  of	  business	  and	  leisure	  travelers,	  and	  its	  typical	  
ADR	  falls	  in	  the	  range	  of	  $125	  -­‐	  $175.	  
Below	  is	  a	  summary	  of	  six	  likely	  competitors	  to	  a	  hotel	  product	  on	  the	  subject	  site.	  
	  	  	  	  	  	  	  	  EXHIBIT	  36:	  COMPETITIVE	  HOTEL	  SUMMARY	  	  
Address 43	  Town	  Square	  Blvd Address 31	  Woodfin	  Street Address 22	  Woodfin	  Street
Asheville,	  NC	  28803 Asheville,	  NC	  28801 Asheville,	  NC	  28801
Proximity	  to	  Site	   0.5	  Miles	   Proximity	  to	  Site	   12.3	  Miles Proximity	  to	  Site 12.2	  Miles	  
#	  of	  Rooms	   165 #	  of	  Rooms	   271 #	  of	  Rooms 150
Avg	  Room	  Rate:	   $150 Avg	  Room	  Rate $150 Avg	  Room	  Rate $110
Days	  Open	  per	  Year:	   365 Days	  Open	  per	  Year 365 Days	  Open	  per	  Year 365
Potential	  Room	  Revenue $9,033,750 Potential	  Room	  Revenue $14,837,250 Potential	  Room	  Revenue $6,022,500
Market	  Occupancy 71% Market	  Occupancy 71% Market	  Occupancy 71%
Estimated	  Effective	  Room	  Revenue $6,413,963 Estimated	  Effective	  Room	  Revenue $10,534,448 Estimated	  Effective	  Room	  Revenue $4,275,975
Address 51	  Biltmore	  Ave	   Address 1	  Rocky	  Ridge	  Rd Address 115	  Hendersonville	  Rd
Asheville,	  NC	  28801 Asheville,	  NC	  28806 Asheville,	  NC	  28803
Proximity	  to	  Site	   11.9	  Miles	   Proximity	  to	  Site	   6.0	  Miles	   Proximity	  to	  Site	   7.1	  Miles
#	  of	  Rooms	   115 #	  of	  Rooms	   120 #	  of	  Rooms	   197
Avg	  Room	  Rate:	   $160 Avg	  Room	  Rate:	   $110 Avg	  Room	  Rate:	   $160
Days	  Open	  per	  Year:	   365 Days	  Open	  per	  Year:	   365 Days	  Open	  per	  Year:	   365
Potential	  Room	  Revenue $6,716,000 Potential	  Room	  Revenue $4,818,000 Potential	  Room	  Revenue $11,504,800
Market	  Occupancy 71% Market	  Occupancy 71% Market	  Occupancy 71%
Estimated	  Effective	  Room	  Revenue $4,768,360 Estimated	  Effective	  Room	  Revenue $3,420,780 Estimated	  Effective	  Room	  Revenue $8,168,408
Hilton	  at	  Biltmore	  Park	  
Aloft	  Downton	  Asheville Hampton	  Inn	  Asheville	  I	  26	  Biltmore	  Square Doubletree	  Biltmore	  Hotel	  Asheville








Four	  hotels	  were	  in	  the	  construction	  pipeline	  as	  of	  March	  29,	  2013.	  	  Two	  of	  these	  hotels,	  are	  in	  the	  Final	  Planning	  stage	  and	  are	  expected	  to	  begin	  construction	  within	  four	  months.	  	  The	  other	  two	  
hotels	  are	  in	  the	  Planning	  stage,	  meaning	  approvals	  have	  likely	  been	  granted	  from	  the	  city.	  	  Below	  is	  a	  summary	  of	  these	  four	  projects.	  

















Hotel	  Capture	  &	  Conclusion	  
Business	  and	  leisure	  traveler	  trends	  around	  the	  subject	  site	  encourage	  hotel	  development.	  	  Proximity	  to	  a	  large	  inventory	  of	  office	  space	  makes	  the	  subject	  site	  ideal	  for	  a	  hotel	  serving	  business	  
travelers.	  	  Asheville	  has	  shown	  strong	  signs	  of	  continuing	  to	  generate	  tourism.	  	  Asheville’s	  core	  tourism	  demand	  generators	  continue	  to	  strengthen	  as	  Asheville	  takes	  the	  initiative	  to	  revitalize	  and	  
expand	  its	  city.	  Once	  the	  subject	  site	  is	  established	  as	  a	  demand	  generator	  itself	  a	  new	  hotel	  will	  have	  the	  capability	  of	  capturing	  significant	  market	  share.	  The	  subject	  site	  is	  in	  close	  proximity	  to	  I-­‐
26,	  which	  sees	  over	  71,000	  vehicles	  a	  day.	  	  Additionally,	  the	  subject	  site	  is	  a	  15-­‐minute	  drive	  to	  the	  airport.	  	  With	  only	  one	  well-­‐established	  hotel	  in	  the	  south	  Asheville	  submarket	  there	  will	  be	  a	  
demand	   for	  more	   to	   keep	   up	  with	   this	   growing	   submarket.	   	   Developing	   an	   average	   size	   Upper	  Midscale	   hotel	   (120	   rooms)	  would	   add	   1.7%	  more	   inventory	   to	   the	   Asheville	  market.	   	   The	  






Avis	  Farms	  South	  




An	  environmentally	  sensitive	  156-­‐acre	  research	  and	  business	  
park	   located	   south	   of	   Ann	   Arbor,	   Michigan.	   The	   park's	  
proximity	   to	   the	   University	   of	  Michigan	   has	   attracted	  many	  
high-­‐tech	   tenants	   desiring	   a	   modern	   campus	   environment	  
and	   access	   to	   a	   highly	   trained	   pool	   of	   knowledge	   workers.	  
The	  site	   layout	   is	  dictated	   largely	  by	   the	  natural	  contours	  of	  
the	   land	   in	   order	   to	   take	   best	   advantage	   of	   the	   natural	  
features	   of	   the	   environment.	   The	   sometimes	   unusually	  
shaped	   lots	   created	   through	   this	   practice	   have	   encouraged	  
the	   development	   of	   uniquely	   designed	   buildings.	   The	  
developer	   has	   gone	   to	   considerable	   expense	   in	   its	  
commitment	   to	   preserving	   the	   environment	   by	   routing	  
streets	   and	   utility	   lines	   around	   existing	   stands	   of	   mature	  
trees	  and	  even	  by	  tunneling	  under	  the	  roots	  of	  a	  100-­‐year-­‐old	  
oak	   tree	   to	   lay	   sewer	   pipes.	   An	   existing	   farmhouse	   and	  
outbuildings	  on	  the	  site	  have	  been	  converted	  into	  apartments	  
and	  conference	  space.	  
Developer:	  Palm	  Beach	  Financial	  Ventures.	  
Designer:	  The	  Heil	  Partnership.	  
	  
Terms:	  
$125,000.00	   to	   $150,000.00	   per	   Acer.	   Build-­‐to-­‐suit	   or	   spec	  
building	   lease	   back	   anticipated	   at	   $14.5.	   Per	   Square	   Foot,	  
triple	  net.	  
Site	  Statistics:	  
Office	  Space:	  800.000,00	  Square	  Feet	  




Similarities	  to	  Arbor	  Park:	  
• Has	  a	  Mixed-­‐use	  corridor	  with	  green	  space.	  
• Both	  have	  rural	  land	  as	  past	  use.	  
• Both	  have	  over	  100	  Acres	  land.	  Located	  in	  
suburban	  area.	  
Differences	  to	  Arbor	  Park:	  
• Mainly	  Office	  Vs.	  Mixed-­‐use	  
• Public	  Funds	  Committed	  to	  the	  Avis	  Farm	  South	  
Business	  Park.	  
• Work	  force	  driven.	  
Key	  Design/Development	  Strategies:	  
• Partnerships	  with	  the	  school	  system	  as	  well	  as	  
other	  government	  institution.	  
• The	  local	  developers	  and	  Pittsfield	  Township	  
officials	  have	  formed	  and	  excellent	  working	  
relationship	  
• The	  park	  Is	  designed	  as	  an	  eco-­‐structure,	  
preserving	  natural	  features.	  
• There	  is	  immediate	  access	  to	  the	  university	  of	  
Michigan,	  University	  of	  Michigan	  Medical	  and	  
Engineering	  schools	  and	  the	  Toyota	  Technical	  
Center.	  
• The	  area	  has	  excellent	  amenities	  of	  all	  types	  and	  
cultural/ethnic	  background.	  
• This	  is	  a	  premier	  location	  for	  any	  research	  based	  
industrial	  electronics,	  or	  biotech	  facility.	  
• Excellent	  housing	  stock.	  
• Pathways	  and	  nature	  trails	  will	  connect	  areas	  of	  
the	  Park.	  




National	  Harbor,	  Maryland	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Size:	  350	  Acres	  
	  
Overview	  
National	  Harbor	  is	  a	  community	  unlike	  any	  other	  in	  the	  D.C.	  
region,	  designed	  to	  take	  full	  advantage	  of	  the	  most	  historic	  
river	  in	  the	  nation.	  Rising	  from	  the	  banks	  of	  the	  Potomac	  
River	  just	  south	  of	  the	  Woodrow	  Wilson	  Bridge	  in	  Prince	  
George’s	  County,	  Md.,	  National	  Harbor	  is	  a	  350-­‐acre,	  mixed-­‐
used	  development	  designed	  to	  include	  six	  hotels	  (including	  
the	  Gaylord	  National	  Resort	  and	  Convention	  Center),	  offices	  
thousands	  of	  residential	  units,	  tree-­‐lined	  promenades	  with	  









DINING	  (100,000	  square	  feet-­‐Phase	  One)	  
Similarities	  to	  Arbor	  Park:	  
• Master	  Plan	  Mixed-­‐use	  community.	  
• Both	  will	  deal	  with	  topographic	  issue.	  
Differences	  to	  Arbor	  Park:	  
• Water	  front	  VS.	  Inland.	  
• Urban	  Location	  VS	  suburban	  location.	  
• Demand	  for	  large-­‐scale	  retail	  and	  hotel.	  
Key	  Design/Development	  Strategies:	  
• Boasting	  8	  million	  annual	  visitors	  
• 2,700	  Hotel	  rooms	  
• 250	  Time	  share	  units	  
• 423	  Residential	  units	  
• 250,000sf	  Class	  A	  Office	  
• 250,000sf	  Retail,	  dining,	  and	  entertainment	  
• Located	  on	  300	  acres	  along	  the	  Potomac	  River	  
• Features	  3	  piers	  and	  marina,	  The	  Plateau	  
performance	  space,	  and	  Gaylord	  National	  Hotel	  and	  
Convention	  Center	  
• Conveniently	  located	  across	  the	  water	  from	  Old	  
Town	  Alexandria	  with	  direct	  access	  to	  and	  from	  the	  






National	  Harbor,	  Maryland	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Size:	  350	  Acres	  
From	  white	  tablecloth	  restaurants	  to	  casual	  cafes,	  savor	  the	  
many	  dining	  options	  that	  await	  guests	  at	  National	  Harbor.	  
With	  over	  30	  dining	  establishments,	  from	  acclaimed	  national	  
restaurateurs	  to	  popular	  local	  and	  regional	  eateries,	  there’s	  
an	  eatery	  to	  satisfy	  every	  palate.	  
	  
SHOPPING	  (125,000	  square	  feet-­‐Phase	  One)	  
Familiar	  national	  retailers	  and	  unique	  local	  boutiques	  line	  
this	  bustling	  urban	  town	  center,	  filled	  with	  pedestrian	  
friendly	  plazas,	  tree	  lined	  walkways	  and	  colorful	  streetscapes.	  
National	  Harbor’s	  waterfront	  backdrop	  completes	  the	  perfect	  
setting	  for	  a	  leisurely	  shopping	  experience.	  And	  in	  the	  fall	  of	  
2013,	  National	  Harbor	  will	  welcome	  the	  50-­‐acre,	  350,000	  
square	  foot	  Tanger	  Outlets.	  
	  
NATIONAL	  HARBOR	  MARINA	  
•	  	  700-­‐foot.	  Long	  Pier	  &	  Marina	  boasting	  64	  luxurious	  slips	  
•	  	  Private	  slips	  are	  60	  feet	  long,	  22	  1/2	  feet	  wide,	  
accommodating	  some	  of	  the	  largest	  pleasure	  craft	  on	  the	  
Potomac	  
•	  	  Marina	  amenities	  include	  private	  changing	  facilities,	  dock	  
side	  power,	  concierge	  service,	  and	  gas	  &	  diesel	  fuel	  
	  
	  
HOTELS	  (2,942	  total	  units-­‐Phase	  One)	  
Boasting	  six	  on-­‐site	  hotels	  and	  resorts,	  National	  Harbor	  is	  
home	  to	  a	  captive	  audience	  attracting	  visitors	  and	  guests	  
from	  across	  the	  country	  and	  around	  the	  globe.	  With	  every	  
amenity	  readily	  available,	  visitors	  enjoy	  shopping,	  dining,	  
conducting	  business	  and	  strolling	  the	  grounds	  of	  National	  
Harbor.	  
• Aloft	  -­‐	  184	  Rooms	  	  
• Residence	  Inn	  by	  Mariott	  -­‐	  162	  Rooms	  
• Gaylord	  National	  -­‐	  2,000	  Rooms	  	  
• Westin	  -­‐	  195	  Rooms	  
• Hampton	  Inn	  &	  Suites	  -­‐	  151	  Rooms	  	  
	  
RESIDENTIAL	  (885	  total	  units-­‐Phase	  One)	  	  
For	  those	  who	  enjoy	  living	  well,	  National	  Harbor	  offers	  
discerning	  residents	  the	  unparalleled	  opportunity	  of	  calling	  
this	  vibrant	  community	  home.	  Upon	  completion,	  there	  will	  be	  
2,500	  well-­‐appointed	  condominium	  homes,	  townhomes	  and	  
manor	  homes	  with	  upscale	  finishes,	  abounding	  amenities	  and	  
breathtaking	  views.	  
• One	  National	  Harbor	  -­‐	  242	  Condominiums	  
• Fleet	  Street	  -­‐	  163	  Condominiums	  
• Waterfront	  Street	  -­‐	  18	  Condominiums	  
• Potomac	  Overlook	  –	  87	  Townhomes,	  4	  Manor	  Homes	  
• The	  Esplanade	  -­‐	  371	  Apartments	  
	  
OFFICE	  (230,000	  square	  feet-­‐Phase	  One)	  
With	  its	  trophy	  office	  space	  and	  ease	  of	  access	  to	  the	  metro	  
area,	  National	  Harbor	  is	  quickly	  becoming	  the	  most	  coveted	  
business	  address	  in	  Washington,	  D.C.	  National	  Harbor’s	  
convenience,	  spectacular	  views	  and	  wide	  array	  of	  amenities	  
promote	  a	  pleasant	  and	  more	  productive	  work	  environment.	  
• 120	  Waterfront	  Street.	  
• 163	  Waterfront	  Street	  









Annapolis,	  Maryland	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   	   	   	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Size:	  180	  Acres	  
Overview:	  	  	  
To	  be	  located	  in	  the	  City	  of	  Annapolis	  on	  lands	  known	  as	  
Masque	  Farm	  and	  Crystal	  Spring	  Farm	  and	  to	  reflect	  the	  
vision	  of	  the	  current	  property	  owner,	  Crystal	  Spring	  is	  the	  
site	  of	  what	  will	  become	  Annapolis’s	  first	  	  “community-­‐
integrated	  retirement	  living”	  option.	  
It	  will	  feature	  as	  its	  anchor	  a	  Continuing	  Care	  Retirement	  
Community	  (CCRC)	  with	  traditional	  Annapolis	  design-­‐
inspired	  residence	  apartments	  and	  one-­‐story	  private	  and	  
duplex	  homes	  for	  seniors	  with	  a	  complete	  range	  of	  holistic	  
wellness	  and	  medical	  services.	  The	  CCRC	  will	  be	  integrated	  
with	  natural	  landscaping	  and	  trees,	  boutique	  shops	  including	  
a	  neighborhood	  “market,”	  cultural	  arts	  center,	  parks,	  
walkways	  and	  other	  outdoor	  spaces.	  There	  will	  also	  be	  
townhomes	  for	  people	  of	  all	  ages	  located	  within	  the	  retail	  
village	  at	  Crystal	  Spring,	  a	  large	  central	  green	  with	  “band	  
shell”	  for	  community	  performances	  and	  events,	  outdoor	  cafes	  
and	  possibly	  a	  boutique	  inn	  and	  day	  spa.	  	  
	  
Funding	  Sources:	  
City	  of	  Annapolis:	  $1,738,928	  





• 734,450	  SF	  continuing	  care	  retirement	  community	  (CCRC)	  
• 475	  housing	  units	  with	  350	  total	  CCRC	  units	  and	  125	  non	  
age-­‐restricted	  townhomes.	  
• 67,000	  SF	  Inn	  &	  Spa	  
• 146,300	  SF	  retail	  and	  food	  market	  
• 52,100	  SF	  office	  space	  





Similarities	  to	  Arbor	  Park:	  
• Master	  Plan	  Mixed-­‐use	  community.	  
• Similar	  land	  shape.	  
• Previous	  farmland	  or	  raw	  land.	  	  
Differences	  to	  Arbor	  Park:	  
• Mainly	  retirement	  community	  with	  retail	  and	  spa.	  
• Not	  design	  to	  meet	  the	  requirement	  for	  office	  
demand	  and	  hotel	  demand.	  
Key	  Design/Development	  Strategies:	  
• Annapolis’s	  first	  ‘community-­‐integrated’	  retirement	  
living	  option	  centered	  around	  a	  world	  class	  
Continuing	  Care	  Retirement	  Community	  (CCRC).	  
• Crystal	  Spring	  has	  other	  features,	  including	  village	  
center-­‐style	  townhouse	  living	  for	  people	  of	  all	  ages,	  
and	  a	  destination	  retail	  village.	  	  
• Additional	  open	  spaces	  for	  the	  project’s	  lawns,	  forest	  
cover,	  village	  green,	  walking	  trails,	  water	  features,	  
wetlands,	  critical	  areas	  and	  landscaped	  outdoor	  
gathering/dining	  areas.	  
• The	  CCRC	  will	  have	  75	  health	  care	  beds	  and	  350	  
residence	  apartments	  and	  one-­‐story	  private	  and	  
duplex	  homes.	  In	  addition,	  130	  townhomes	  at	  




Reston	  Town	  Center	  
Reston,	  Virginia	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Size:	  85	  Acres	  
	  
	  
Overview:	  	  	  
Reston	  Town	  Center	  combines	  elements	  of	  the	  ideal	  
downtown:	  the	  vitality	  of	  an	  Italian	  piazza	  and	  the	  diversity	  
of	  a	  French	  boulevard.	  Easy-­‐to-­‐access	  stores	  make	  shopping	  a	  
year-­‐round	  pleasure.	  You’ll	  discover	  famous	  names	  and	  
specialty	  shops	  lining	  the	  brick	  streets.	  
This	  acclaimed	  outdoor	  venue	  offers	  more	  than	  50	  retail	  
shops,	  30	  restaurants,	  a	  multi-­‐screen	  cinema,	  and	  the	  Hyatt	  
Regency	  Reston	  Hotel.	  And	  at	  the	  Center’s	  hub,	  the	  Pavilion	  
hosts	  special	  events,	  concerts,	  festivals	  throughout	  the	  year	  
and	  ice-­‐skating	  in	  winter,	  making	  this	  the	  focal	  point	  of	  the	  
community	  and	  Northern	  Virginia’s	  “downtown.”	  
	  
Project	  Data:	  
Land	  Use	  Plan:	  
Residential:	  700	  Units	  
Office:	  1.16	  million	  
Hotel:	  500	  rooms	  
Retail:	  250,000	  SF	  
Open	  space:	  6	  acres	  
Civic/cultural	  space:	  4000	  
	  
Development	  Costs:	  
Site	  acquisition	  cost:	  $58	  
Site	  improvement	  cost:	  $4	  
Construction	  costs:	  $292	  




Average	  annual	  retail	  net	  rent:	  $25	  per	  square	  foot	  
Average	  annual	  retail	  net	  rent:	  $35	  per	  square	  foot.	  
Average	  office	  tenant	  size:	  9397	  square	  feet.	  






Similarities	  to	  Arbor	  Park:	  
• Master	  Plan	  Mixed-­‐use	  community.	  
• Both	  located	  at	  suburban	  Area.	  
• Previous	  farmland	  or	  raw	  land.	  	  
Differences	  to	  Arbor	  Park:	  
• Mainly	  retirement	  community	  with	  retail	  and	  spa.	  
• Not	  design	  to	  meet	  the	  requirement	  for	  office	  
demand	  and	  hotel	  demand.	  
Key	  Design/Development	  Strategies:	  
• The	  town	  center	  had	  to	  be	  walk	  able,	  it’s	  core	  had	  to	  
be	  100	  acres	  or	  less.	  
• The	  town	  center	  had	  to	  contain	  a	  mix	  of	  uses—office,	  
retail,	  restaurants,	  entertainment,	  and	  residential.	  
• These	  uses	  had	  to	  be	  dense	  enough	  to	  bring	  a	  critical	  
mass	  of	  people	  (workers,	  shoppers,	  residents)	  into	  
the	  town	  center.	  
• The	  spaces	  had	  to	  be	  attractive	  enough	  that	  people	  
would	  choose	  to	  go	  to	  the	  town	  center.	  
• The	  town	  center	  had	  to	  be	  easily	  accessible	  by	  car	  
and	  by	  transit.	  
60
 
Reston	  Town	  Center	  
Reston,	  Virginia	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Size:	  85	  Acres	  









MASTER PLAN  



















Grove	  Partners	  has	  been	  presented	  with	  the	  unique	  opportunity	  to	  develop	  the	  104.28-­‐acre	  parcel	  know	  as	  Future	  Corporate	  Research	  Campus	  on	  the	  Master	  Plan	  of	  Biltmore	  Park.	  	  The	  site	  is	  
currently	  raw	  land	  with	  the	  exception	  of	  several	  acres	  of	  rough	  grading	  west	  of	  the	  existing	  portion	  of	  Technology	  Drive.	  	  Grove	  Partners	  is	  proposing	  additional	  detail	  for	  this	  area	  of	  Biltmore	  
Park.	  	  The	  proposal	  will	  deliver	  a	  true	  mixed-­‐use	  district	  called	  Arbor	  Park,	  set	  within	  the	  context	  of	  the	  greater	  Biltmore	  Park.	  	  	  
Building	  Program	  
Arbor	  Park	  Master	  Plan	  conceptualizes	  a	  diverse	  mix	  of	  residential,	  healthcare,	  hospitality,	  commercial,	  and	  recreational	  uses	  that	  will	  be	  carefully	  positioned	  to	  produce	  excellent	  synergy	  within	  
the	  subject	  site	  and	  the	  greater	  Biltmore	  Park	  community.	   	  The	  building	  program	  below	  will	  be	  completed	  on	  40	  acres	  of	  the	  104.28	  subject	  site	  in	  four	  phases.	   	  After	  completing	  the	  building	  
program	  below,	  additional	  phases	  will	  be	  used	  to	  complete	  the	  northern	  portion	  of	  the	  subject	  site,	  which	  is	  intended	  for	  an	  age-­‐in-­‐place	  community.	  	  	  
	  
	  	  	  	  	  EXHIBIT	  39:	  BUILDING	  PROGRAM	  OF	  INITIAL	  4	  PHASES	  	  
BUILDING	  PROGRAM
Units SF %	  of	  Total
Building	  Components
Medical	  Use 47,500	  	  	  	  	   5%
Office 317,500	  	   35%
Retail	   165,000	  	   18%
Multifamily	   265 300,000	  	   33%
Hospitality 120 80,000	  	  	  	  	   9%
Recreational	  Facilities 2 1,000	  	  	  	  	  	  	   0.1%
Total	  Building	  Program 911,000	   100% 	  
Phasing	  Overview	  
In	  order	  for	  the	  market	  to	  absorb	  the	  amount	  of	  space	  intended	  for	  delivery,	  and	  to	  reduce	  the	  amount	  of	  up-­‐front	  capital	  required,	  phasing	  will	  be	  used.	   	  Full	  build-­‐out	  of	  the	  40	  acres	  on	  the	  
southern	  portion	  of	  the	  subject	  site	  will	  be	  completed	  in	  four	  phases.	  	  Prior	  to	  these	  vertical	  construction	  phases,	  earthwork	  will	  be	  completed,	  and	  the	  entire	  road	  network	  and	  all	  major	  utilities	  
































Phase	  1	   consist	  of	  270,000	   square	   feet	   of	   rental	   apartments	   in	   several	   buildings	   in	  a	   single	   complex.	   	   The	  
phase	  also	  includes	  65,000	  square	  feet	  of	  Class-­‐A	  office	  and	  10,000	  square	  feet	  of	  surgical	  training	  facilities	  in	  
a	   single	   building.	   	   Parking	   for	   all	   Phase	   1	   deliveries	   is	   surface	   parking,	   but	  will	   be	   positioned	   behind	   the	  
buildings	  to	  improve	  the	  pedestrian	  experience.	  Construction	  will	  begin	  in	  the	  first	  quarter	  of	  2014	  and	  will	  
be	  completed	  in	  the	  first	  quarter	  of	  2015.	  	  	  	  	  
	  





Phase	  2	  consist	  of	  37,500	  square	  feet	  of	  medical	  office	  and	  37,500	  square	  feet	  of	  Class-­‐A	  office	  in	  a	  single	  building.	  	  
The	   phase	   also	   includes	   an	   additional	   75,000	   square	   feet	   of	   Class-­‐A	   office	   in	   another	   building	   and	   an	   80,000	  
square	   feet	   hotel	  with	   a	   combined	  30,000	   square	   feet	   of	   retail	   attached.	   	   Like	   Phase	   1,	   surface	   parking	  will	   be	  
hidden	  behind	  the	  buildings	  to	  improve	  the	  pedestrian	  experience.	  	  Construction	  of	  Phase	  2	  will	  begin	  in	  the	  first	  









































Phase	  3	  will	  deliver	  three	  buildings:	  a	  75,000	  square	  feet	  mixed	  use	  building	  containing	  ground	  floor	  retail	  with	  
office	  above,	  a	  60,000	  square	  feet	  containing	  ground	  floor	  retail	  with	  for-­‐rent	  multifamily	  above,	  and	  a	  35,000	  
square	   feet	   retail	  building	   intended	   largely	   for	  a	  grocery	  use.	   	  Construction	  of	  Phase	  3	  will	  begin	   in	   the	   first	  










































Phase	  4	  consist	  of	  a	  single	  mixed	  use	  building	  wrapped	  around	  a	  parking	  structure.	  	  The	  building	  will	  include	  45,000	  square	  
feet	  of	  ground	  floor	  retail	  with	  two	  floors	  of	  office	  above.	  	  Construction	  of	  Phase	  4	  will	  begin	  in	  the	  first	  quarter	  of	  2019	  and	  














































The	  northern	  portion	  of	  the	  subject	  site	  is	  reserved	  for	  the	  future	  development	  of	  an	  age-­‐in-­‐place	  community.	  	  
Such	  community	  will	  allow	  residents	  to	  continue	  living	  in	  the	  same	  vicinity	  as	  their	  amount	  of	  care	  required	  
increases.	  	  This	  portion	  of	  the	  subject	  site	  will	  offer	  well-­‐appointed	  residences	  for	  seniors	  along	  with	  access	  to	  an	  














Independent	  Living	  Single	  Family	  Cottages	  	  
Health	  &	  Wellness	  Center	  
Multifamily	  Assisted	  Living	  
Aging	  Research	  Center	  	  	  













	    




















EXHIBIT	  45:	  MULTIFAMILY	  USE	  OF	  SITE	  PLAN	  	  
For-­‐Sale	  Optional
30,000	  SF 30	  Units
For-­‐Rent	  Apartments


















25,000	  SF Along	  Shenck	  Pkwy
30,000	  SF Fronting	  Connestee	  Park
15,000SF Joining	  Hotel	  to	  North	  along	  Arbor	  Way
15,000	  SF Joining	  Hotel	  to	  West	  along	  Creekside	  Rd
35,000	  SF Southwest	  Corner	  of	  Blue	  Wall	  Blvd	  &	  Arbor	  Way
45,000	  SF Northwest	  Corner	  of	  Blue	  Wall	  Blvd	  &	  Arbor	  Way
Office
225,000	  SF South	  of	  Mixed	  Use	  District
50,000	  SF Along	  Shenck	  Pkwy
90,000	  SF Northwest	  Corner	  of	  Blue	  Wall	  Blvd	  &	  Arbor	  Way
















80,000	  SF 120	  Keys
Green	  Space
20	  Acre	  Public	  Park
3	  Acre	  Central	  Green


























Use #	  Spaces Parking	  Type
Multifamily	   411 Surface
Hotel/Retail	  Shared 440 Surface
Phase	  3	  Mixed	  Use 465 Surface
Phase	  4	  Mixed	  Use 540 Structured
Total 1,856	  	  





Architectural typologies  




There	  are	  nearly	  as	  many	  styles	  of	  architecture	  throughout	  the	  streets	  of	  Asheville	  as	  there	  are	  buildings.	  No	  doubt,	  Asheville	  was	  dubbed	  the	  “Paris	  of	  the	  South”	  in	  the	  early	  1900s	  for	  establishing	  
itself	  as	  an	  artisan	  city	  with	  unique	  style	  and	  architectural	  talent.	  Asheville	  has	  developed	  through	  a	  history	  of	  migration	  to	  the	  mountains	  of	  Western	  North	  Carolina.	  The	  variety	  of	  Asheville's	  
architectural	  styles	  celebrates	  its	  past	  and	  illustrates	  a	  lasting	  structural	  image	  of	  the	  community's	  diversity.	  	  
	  
The	  conceptualized	  design	  plan	  for	  Arbor	  Park	  will	  integrate	  Asheville’s	  rich	  architectural	  history	  with	  contemporary	  designs,	  thoughtful	  placemaking,	  and	  many	  green	  initiatives.	  The	  development	  
team	  is	  inspired	  by	  New	  Urbanism	  principals,	  and	  fostering	  the	  Biltmore	  Farms’	  vision	  of	  sustainable,	  pedestrian	  friendly	  communities.	  The	  use	  of	  traditional	  brick	  combined	  with	  unique	  building	  
materials,	  and	  distinct	  lighting	  will	  compliment	  the	  neighboring	  Biltmore	  Park	  Town	  Square	  while	  creating	  a	  new	  outlasting	  image.	  	  
	  
Environmentally	  friendly	  building	  practices	  such	  as	  energy	  star	  appliances,	  efficient	  lighting,	  low	  flow	  water	  fixtures,	  low	  energy	  HVAC	  systems	  and	  a	  high	  number	  of	  windows	  in	  each	  building	  for	  
























	   	  
Office	  
The	  three	  proposed	  office	  buildings	  located	  south	  of	  the	  mixed-­‐use	  district	  will	  be	  constructed	  of	  glass,	  brick,	  and	  precast	  concrete	  panels.	  Also,	  the	  use	  of	  external	  lighting	  will	  be	  a	  key	  element	  at	  





















A	  four	  story,	  235-­‐unit	  apartment	  development	  is	  strategically	  placed	  directly	  off	  Schenck	  Parkway	  for	  easy	  accessibility	  for	  prospective	  tenants.	  The	  apartment	  units	  are	  distributed	  throughout	  four	  
buildings.	  The	  building	  located	  on	  the	  corner	  of	  Arbor	  Way	  and	  Creekside	  Road	  will	  take	  advantage	  of	  the	  topography	  allowing	  for	  views	  of	  Conntesse	  Park.	  With	  topography	  being	  an	  issue	  the	  
development	  team	  plans	  for	  15	  carriage	  units,	  which	  will	  appear	  as	  townhomes	  and	  have	  two	  garages	  per	  unit.	  	  
	  
The	  architectural	  design	  will	  incorporate	  the	  use	  of	  brick,	  hardy	  plank,	  and	  stone.	  	  Two	  of	  the	  buildings	  will	  wrap	  around	  a	  central	  courtyard.	  	  
	  
	  















The	  retail	  component	  will	  consist	  of	  165,000	  SF	  ground	  floor	  retail	  throughout	  the	  mixed-­‐use	  district.	  At	  the	  corner	  of	  Creekside	  Road	  and	  Arbor	  Way	  the	  retail	  will	  be	  one	  story	  with	  a	  two-­‐story	  
façade,	  and	  the	  remaining	  retail	  will	  be	  ground	  floor	  under	  multifamily	  or	  office.	  Retail	  along	  Creekside	  Road	  will	  be	  boutique	  restaurants	  with	  outdoor	  seating	  over	  looking	  Connestee	  Park.	  There	  
will	  also	  be	  a	  small	  organic	  grocer,	  such	  as	  Healthy	  Home	  Market	  (A	  local	  North	  Carolina	  organic	  grocer)	  or	  MOM’s	  Organic	  Market	  at	  the	  corner	  of	  Arbor	  Way	  and	  Bluewall	  Boulevard.	  The	  retail	  
will	  take	  a	  unique	  identity	  with	  its	  use	  of	  recycled	  construction	  materials	  such	  as	  refabricated	  wood,	  metal,	  and	  brick.	  Creative	  signage	  and	  lighting	  will	  also	  give	  each	  retail	  tenant	  the	  ability	  to	  











The	  hotel	  piece	  will	  be	  located	  on	  the	  corner	  of	  Creekside	  Road	  and	  Arbor	  Way.	  This	  upper	  midscale	  to	  upscale	  hotel	  will	  have	  120	  keys	  and	  will	  take	  on	  an	  urban	  contemporary	  appearance.	  The	  





















The	  proposed	  greenway	  will	  extend	  off	  of	  the	  Mountain	  to	  Sea	  Trail,	  which	  lies	  directly	  north	  of	  Arbor	  Park,	  and	  extend	  down	  to	  the	  village	  center.	  This	  greenway	  will	  create	  pedestrian	  connectivity	  





















Public	  Art	  	  
One	  of	  the	  five	  tenants	  of	  community	  development	  is	  art	  and	  culture,	  which	  the	  development	  team	  believes	  is	  a	  crucial	  component	  of	  Arbor	  Park.	  Public	  Art	  will	  be	  displayed	  throughout	  the	  mixed-­‐
use	  district,	  in	  the	  parks	  and	  along	  the	  greenway.	  Public	  art	  will	  be	  commissioned	  by	  local	  Asheville	  artists	  to	  reflect	  the	  local	  culture	  of	  the	  area.	  Interactive	  pieces	  such	  as	  water	  features	  will	  also	  






















Urban	  roadway	  designs	  and	  conditions	  impact	  street	  users	  and	  nearby	  residents.	  	  The	  development	  team	  recognizes	  that	  streets	  are	  places	  where	  people	  engage	  in	  various	  activities,	  including	  but	  
not	  limited	  to	  motor	  vehicle	  travel.	  Streetscapes	  are	  an	  important	  component	  of	  the	  public	  realm,	  which	  helps	  define	  a	  community’s	  aesthetic	  quality,	  identity,	  economic	  activity,	  health,	  social	  
cohesion	  and	  opportunity,	  not	  just	  its	  mobility.	  	  
	  
	  
The	  development	  team	  will	  plan	  road	  cross	  sections	  for	  traffic	  calming,	  wide	  sidewalks	  to	  promote	  pedestrian	  activity,	  landscaping	  (particulary	  tree	  cover),	  street	  furniture	  (light	  fixtures,	  benches,	  
etc.),	  and	  inviting	  building	  fronts.	  If	  streetscapes	  are	  safe	  and	  inviting	  to	  pedestrians,	  people	  are	  more	  likely	  to	  walk	  which	  can	  help	  reduce	  automobile	  tresffic,	  improve	  public	  health,	  stimulate	  local	  











Arbor	  Park	  will	  utilize	  on	  street	  parking	  whenever	  possible.	  	  This	  creates	  a	  buffer	  between	  pedestrian	  activity	  on	  the	  sidewalks	  and	  traffic	  on	  the	  street.	  Parking	  both	  surface	  and	  structural	  will	  be	  























Financial Analysis  
 
Financial Structure and Returns  
Grove Partners will act as the Master Developer of Arbor Park.  Gove Partners has conceptualized the Master Plan, including phasing, for the entire development of the 104-acre parcel.  Grove 
Partners will also source capital needed to fund the project, perform phasing coordination, and complete pre-construction activities.  Grove Partners will collect a 2.0% fee on the Total 
Development Cost for performing these duties. 
 
The Total Development Cost of $144.9 million will require a capital stack of both debt and equity.  Grove Partners intends to secure debt for seventy percent of the Total Development Cost 
through a commercial bank.  The remaining thirty percent of the Total Development Cost will be funded through two equity stakes.  These two equity stakes differ in size to accommodate their 
respective investors’ desire to place funds.  The Major Equity Partner will fund seventy percent of the total equity required.  This partner will be an institutional investor, such as a pension fund or 
an insurance company.  The Minor Equity Partner will fund thirty percent of the total equity required.  Grove Partners intends to utilize Biltmore Farms LLC as the Minor Equity Partner.  This will 
ensure Biltmore Farms LLC has a long-term stake in the property, while allowing them to place an amount of capital consistent with their investment objectives.   
 
Returns for equity partners will be based on a waterfall distribution, whereby the Major Equity Partner receives an 8.0% Preferred Return on Before Tax Cash Flow, after which the Minor Equity 
Partner and Major Equity receive a 70%/30% split, respectively.  Upon sale of any property (shown after ten years of operation on the financial projections), Sales Proceeds will be distributed Pro 
Rata - based on the percentage of total equity each equity partner contributed.   
 
Total Development Cost: $144,900,000 
o Debt Funding from Commercial Bank: $101,400,000 
o Total Equity Required: $43,500,000 
 Institutional Equity Contribution: $30,500,000 
 Biltmore Farms Equity Contribution: $13,000,000 
Collective project returns and a timeline are included in the following Consolidated Returns chart.  Summarized operating proformas and cost estimates are shown by individual building 
following the Consolidated Returns chart.   
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Arbor Park Consolidated Returns 
Year of Total Project 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16
Calendar Year 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Phase Building SF
1 Office 75,000        
Major Equity Partner IRR: 14.39% (3,890,130)                  274,506                         311,530                     323,200                335,221                   316,732                    360,354                  373,489                  387,019                400,954                  8,750,681                 
Minor Equity Partner IRR: 11.23% (1,667,199)                  -                                  745                            27,976                  56,024                     12,883                      114,669                  145,318                  176,886                209,401                  3,815,195                 
1 Multifamily 270,000      
Major Equity Partner IRR: 17.07% (7,184,199)                  586,891                         600,568                     622,531                640,693                   663,860                    683,262                  707,706                  728,423                754,221                  20,906,211               
Minor Equity Partner IRR: 14.86% (3,078,942)                  28,361                           60,276                       111,523                153,901                   207,956                    253,227                  310,262                  358,602                418,799                  9,097,485                 
2 Office Complex 150,000      
Major Equity Partner IRR: 18.41% (7,954,592)                    744,822                     771,919                799,830                   828,578                    769,452                  888,687                  920,101                952,457                  985,784                     24,258,268                
Minor Equity Partner IRR: 20.23% (3,409,111)                    253,060                     316,288                381,413                   448,492                    310,531                  588,747                  662,046                737,544                  815,306                     10,854,612                
2 Retail adjacent to Hotel 30,000        
Major Equity Partner IRR: 15.42% (1,876,108)                    130,110                     160,244                169,197                   176,346                    172,118                  187,026                  196,221                204,028                  211,621                     4,514,515                  
Minor Equity Partner IRR: 14.29% (804,046)                       -                             23,696                  44,587                     61,267                      51,401                     86,188                    107,642                125,859                  143,575                     2,002,337                  
2 Hotel 80,000        
Major Equity Partner IRR: 17.79% (4,879,583)                    513,936                     546,901                610,914                   390,647                    408,060                  425,995                  444,469                463,497                  483,096                     14,175,682                
Minor Equity Partner IRR: 18.99% (2,091,250)                    288,328                     365,248                514,611                   653                           41,284                     83,134                    126,239                170,637                  216,367                     6,338,762                  
3 Retail 35,000        
Major Equity Partner IRR: 15.42% (1,498,033)               103,890                127,951                   135,101                    140,808                  137,432                  149,336                156,678                  162,912                     168,975                      3,604,746                
Minor Equity Partner IRR: 14.29% (642,014)                   -                         18,921                     35,602                      48,920                     41,043                    68,819                  85,950                     100,496                     114,642                      1,598,824                
3 Retail/Multifamily 60,000        
Major Equity Partner IRR: 17.87% (2,971,426)               234,985                121,310                   153,146                    185,938                  188,674                  242,751                253,500                  264,573                     275,977                      10,913,794             
Minor Equity Partner IRR: 14.23% (1,273,468)               -                         -                            -                            -                           -                          8,226                     25,784                     43,869                       62,496                         4,635,712                
3 Retail/Office 75,000        
Major Equity Partner IRR: 13.16% (3,424,368)               294,773                274,230                   284,504                    295,085                  275,241                  317,209                328,772                  340,681                     352,948                      6,517,152                
Minor Equity Partner IRR: 10.03% (1,467,586)               48,587                  656                           24,626                      49,316                     3,014                       100,940                127,919                  155,707                     184,329                      2,850,197                
4 Retail/Office 135,000      
Major Equity Partner IRR: 15.83% (5,688,131)              491,857                  526,407                  552,032                575,735                  544,453                     620,606                      647,687                    673,891               700,424                  13,259,927                
Minor Equity Partner IRR: 16.87% (2,437,771)              85,882                     166,499                  226,290                281,598                  208,605                     386,297                      449,486                    510,627               572,538                  6,007,003                  
TOTAL PROJECT CASH FLOWS (15,820,470)             (20,124,932)               (8,373,522)             3,951,761          4,249,459             (4,385,510)            4,462,164             5,134,863            5,773,251          6,273,335             47,246,617            64,310,446              31,217,598           1,184,518          1,272,962            19,266,930              
IRR 16.45%
Raw Land Acquisition & Horizontal Development Price/Unit Unit Measure Units Used Cost
Land Purchase (Basis) 50,000      Acre 40              2,000,000      
Hard Costs
Earthwork (grading, erosion control, retaining walls, stormwater retention) 175,000   Acre 35              6,125,000       
Green Storm Water Management System Upfit 10,000      Acre 10              100,000           
Water Lines 50              LF 4,000        200,000           
Sewer Lines 50              LF 4,000        200,000           
Two Lane Road (24' wide, 10' sidewalk, utilities, landscaping) 150           LF 11,000     1,650,000       
Service Road 75              LF 1,000        75,000             
Intersection with Stop Signs 60,000      each 4                240,000           
Traffic Signals (4 way) 180,000   each 2                360,000           
Traffic Circle 80,000      space 1                80,000             
Greenway (paved, 5'-8' path, landscaping, trail fixtures) 106           4,250        450,500           
Recreation Bathroom Facility 100           SF 500           50,000             
Water Feature 110           SF 500           55,000             
Total Hard Costs 9,585,500      
Soft Costs
Survey 12,000             
Taxes Millage 543,498           
Geo Technical 20,000             
Phase I Enviromental Testing 4,000                
Legal Fees 10,000             
Title & Recording 2,000                
Appraisal 3,000                
Total Soft Cost 594,498         
Total Acquisition & Horizontal Development Cost 12,179,998   
Surgical Training Facility & Office Budget Phase I
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Site is Purchased Pad Ready 4 304,500$        1,218,000          
Total Land Costs 1,218,000$     
Parking Costs $
Surface Parking Spaces required = 2.5/1,000sf Space 2,000.00$       375,000             
Total Parking Costs 375,000$         
Building Costs SF $/SF
Office Shell 65,000 120.00$           7,800,000          
Standard Upfit 65,000 40.00$             2,600,000          
Medical Lab 10,000 230.00$           2,300,000          
Total Building Costs 75,000 $12,700,000
Hard Cost Contingency 2.0% $261,500
TOTAL HARD COSTS $14,554,500
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 6.00% 873,270             
Engineering (Civil/MEP/Structural/Environmental) & Testing 3.00% 436,635             
Appraisal 5,000                  
Permits/Zoning, Testing, Inspection 1.00% 145,545             
LEED Premium 2.0% 254,000             
Total Planning and Design Costs $1,714,450
Development Costs
Insurance & Taxes 0.09                  millage 1,020,128          
Soft Cost Contingency 1.00% 145,545             
Total Development Costs $1,165,673
TOTAL SOFT COSTS $2,880,123
Sub-Total Costs (Hard+Soft) $17,434,623
Grove Partners Development Fee 2.0% $348,692
Total Development and Construction Costs $17,783,315
75,000 square feet
Surgical Training Facility & Office Summarized Operating Proforma 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Gross Rental Income 1,775,250       1,828,508      1,883,363       1,939,864       1,998,060      2,058,001       2,119,741       2,183,334         2,248,834       2,316,299       2,385,788       
Leasing Turnover 5% 102,900          
Vacancy 9% 164,566          169,503          174,588          179,825          185,220          190,777          196,500            202,395          208,467          214,721           
Effective Gross Income 1,663,942     1,713,860     1,765,276     1,818,234     1,769,881     1,928,965     1,986,834        2,046,439     2,107,832     2,171,067      
Operating Expenses $6.00 psf 405,000          417,150          429,665          442,554          455,831          469,506          483,591            498,099          513,042          528,433           
Net Operating Income 1,258,942     1,296,710     1,335,611     1,375,680     1,314,050     1,459,459     1,503,242        1,548,340     1,594,790     1,642,634      
Debt Service 533,499           984,435          984,435          984,435          984,435          984,435          984,435          984,435            984,435          984,435          984,435           
Before Tax Cash Flow 274,506          312,275          351,176          391,244          329,615          475,023          518,807            563,904          610,354          658,198           
Capital Events
Equity Reversion 23,466,193     
Cost of Sale 3% 703,985.80     
Perm Loan Repayment 10,854,530     
Proceeds From Sale 11,907,678     
Returns
Major Equity Partner
Equity Contributed (3,890,130)      
8% Preferred Return 274,506          311,210          311,210          311,210          311,210          311,210          311,210            311,210          311,210          311,210           
30% Split After 8% Pref -                   319                  11,990             24,010            5,521               49,144             62,279               75,808             89,743             104,096           
Total Cash Flow 274,506          311,530          323,200          335,221          316,732          360,354          373,489            387,019          400,954          415,307           
Return On Equity 8.99% 7.06% 8.01% 8.31% 8.62% 8.14% 9.26% 9.60% 9.95% 10.31% 10.68%
Internal Rate of Return 14.39%
Minor Equity Partner
Equity Contributed (1,667,199)      
70% Split After 8% Pref to Major Partner -                   745                  27,976             56,024            12,883             114,669          145,318            176,886          209,401          242,891           
Return On Equity 5.92% 0.00% 0.04% 1.68% 3.36% 0.77% 6.88% 8.72% 10.61% 12.56% 14.57%
Internal Rate of Return 11.23%
Multifamily Budget 235 Units Phase I
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Raw land not graded 5.5 427,273$        2,350,000            
Total Land Costs 2,350,000$        
Parking Costs $
Surface Parking 412 Parking Spaces Space 2,000.00$       824,000                
Total Parking Costs 824,000$            
Construction Costs $/Acre
Site Work 875,000                
Verticle Building Cost Lab Space 22,214,298          
FFE 463,500                
Total Construction Cost 23,552,798$     
Hard Cost Contingency 2.0% $487,536
TOTAL HARD COSTS $27,214,334
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 6.00% 1,385,358            
Engineering (Civil/MEP/Structural/Environmental) & Testing 3.00% 692,679                
Appraisal 15,000                  
Permits/Zoning, Testing, Inspection 1.00% 302,883                
Total Planning and Design Costs $2,395,920
Development Costs
Insurance & Taxes 243,291                
Soft Cost Contingency 0.05% 13,607                  
Total Development Costs $256,898
TOTAL SOFT COSTS $2,652,818
Sub-Total Costs (Hard+Soft) $29,867,152
Grove Partners Development Fee 2.0% $597,343
Total Development and Construction Costs $30,464,495
Multifamily Year of Operation 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Gross Rental Income 3,355,800   3,456,474   3,560,168   3,666,973   3,776,982   3,890,292   4,007,001      4,127,211   4,251,027   4,378,558           4,509,915      
Other Income 262,500     262,501     270,376     262,502     270,377     262,503     270,378        262,504     270,379     262,505             270,380        
Vacancy 7% 234,906     260,328     268,138     275,063     283,315     290,696     299,417        307,280     316,498     324,874             334,621        
Effective Gross Income 3,383,394   3,458,647   3,562,406   3,654,412   3,764,044   3,862,099   3,977,962      4,082,435   4,204,908   4,316,188           4,445,674      
Operating Expenses
Payroll & Related 270,730     278,852     287,217     295,834     304,709     313,850     323,266        332,964     342,953     353,241             363,838        
Utilities 88,125      90,769      93,492      96,297      99,185      102,161     105,226        108,383     111,634     114,983             118,433        
Repairs & Maintenace 163,000     167,890     172,927     178,115     183,458     188,962     194,631        200,469     206,484     212,678             219,058        
General Administration 46,565      47,962      49,401      50,883      52,409      53,982      55,601         57,269      58,987      60,757              62,579         
Marketing 45,825      47,200      48,616      50,074      51,576      53,124      54,717         56,359      58,050      59,791              61,585         
Total Controllable 614,245     632,672     651,653     671,202     691,338     712,078     733,441        755,444     778,107     801,450             825,494        
Management Fee 2.50% 84,125      86,649      89,248      91,926      94,683      97,524      100,450        103,463     106,567     109,764             113,057        
Real Estate Tax (stabalization) 243,291     245,724     248,181     250,663     253,170     255,701     258,258        260,841     263,449     266,084             268,745        
Total Non-Controllable 327,416     337,238     347,356     357,776     368,510     379,565     390,952        402,680     414,761     427,204             440,020        
Total Operating Expenses 941,661     969,911     999,008     1,028,978   1,059,848   1,091,643   1,124,392      1,158,124   1,192,868   1,228,654           1,265,514      
Replacement Reserves 47,000      48,410      49,862      51,358      52,899      54,486      56,120         57,804      59,538      61,324              63,164         
Net Operating Income 2,394,733   2,440,326   2,513,536   2,574,075   2,651,298   2,715,970   2,797,449      2,866,506   2,952,502   3,026,210           3,116,996      
Debt Service 913,935     1,779,481   1,779,481   1,779,481   1,779,481   1,779,481   1,779,481   1,779,481      1,779,481   1,779,481   1,779,481           1,779,481      
Before Tax Cash Flow 615,252     660,844     734,054     794,594     871,816     936,489     1,017,968      1,087,025   1,173,020   1,246,729           1,337,515      
Capital Events
Equity Reversion 44,528,520          
Cost of Sale 3% 1,335,855.60        
Perm Loan Repayment 14,435,697          
Proceeds From Sale 28,756,967          
RETURNS
Major Equity Partner
70% Equity Contributed (7,184,199)   
8% Preferred Return 574,736       574,736       574,736       574,736       574,736       574,736       574,736         574,736       574,736       574,736               
30% 30% Split After 8% Pref 12,155        25,833        47,795        65,957        89,124        108,526       132,970         153,687       179,485       201,598               
Total Cash Flow 586,891       600,568       622,531       640,693       663,860       683,262       707,706         728,423       754,221       776,334               20,129,877      
Return On Equity 9.42% Avg. 8.17% 8.36% 8.67% 8.92% 9.24% 9.51% 9.85% 10.14% 10.50% 10.81%
Internal Rate of Return 17.07%
Minor Equity Partner
30% Equity Contributed (3,078,942)   
70% 70% Split After 8% Pref to Major Partner 28,361        60,276        111,523       153,901       207,956       253,227       310,262         358,602       418,799       470,395               8,627,090       
Return On Equity 7.71% Avg. 0.92% 1.96% 3.62% 5.00% 6.75% 8.22% 10.08% 11.65% 13.60% 15.28%
Internal Rate of Return 14.86%
CF Major -7184199 586,891       600,568       622,531       640,693       663,860       683,262       707,706         728,423       754,221       20,906,211            
CF Minor -3078942 28,361        60,276        111,523       153,901       207,956       253,227       310,262         358,602       418,799       9,097,485             
PROJECT DESCRIPTION
Pro je c t Ty p e Garden with Elevator # o f  Ele v ato rs Four De tac h e d  Garag e s 50
Co n s tru c tio n  Ty p e Wood Frame Sto rie s Four Stories Attac h e d  Garag e s 0
Parkin g  Ty p e Surface Parking # Bu ild in g s Eight Sto rag e  Un its 0
Su rfac e  Parkin g  Sp ac e s 412 spaces Stru c tu re d  Parkin g  Sp ac e s 0 spaces Parkin g  Ratio 1.75x
TIMELINE Lan d  Ac q u is itio n Co n s tru c tio n  Start Firs t Un it De liv e re d Co n s tru c tio n  Co m p le tio n Pro je c t Stab ilizatio n Sale
Date Jan u ary -14 Marc h -14 Oc to b e r-14 May -15 Fe b ru ary -16 Fe b ru ary -16
Mo n th 0 2 10 17 26 26
UNIT MIX # Un its % Av g  SF Av g  Re n t/Un it Av g  Re n t/SF RSF
Studio 18 7.7% 600 $800 $1.33 10,800
1BR's 80 34.0% 900 $975 $1.08 72,000
2BR's 115 48.9% 1,248 $1,365 $1.09 143,500
3BR's 22 9.4% 1,400 $1,375 $0.98 30,800
Total 235 100% 1,094 $1,190 $1.09 257,100
SOURCES % o f  Co s t $ Am o u n t Pe r Un it Pe r GSF Pe r NRSF
Equity 22.7% $6,861,210 $29,197 $24.55 $26.69
Debt 77.3% $23,427,077 $99,690 $83.82 $91.12
Total 100.0% $30,288,286 $128,886 $108.37 $117.81
USES % o f  Co s t $ Am o u n t Pe r Un it Pe r GSF Pe r NRSF
Land Acquisition 8% $2,350,000 $10,000 $8.41 $9.14
Hard Costs 76% $23,089,298 $98,252 $82.61 $89.81
Soft Costs 15% $4,664,883 $19,851 $16.69 $18.14
Interest Reserve 1% $184,106 $783 $0.66 $0.72
Total 100% $30,288,286 $128,886 $108.37 $117.81
KEY ASSUMPTIONS
Construction Period 14 months Construction Loan Interest Rate 3.0%
Unit Absorption 15 units / month Permanent Loan Interest Rate 7.0%
Months to Project Stabilization 26 months Disposition Cap Rate 7.0%
Lease-up Concessions 1 month Stabilized Revenue Growth Rate 1.50%
Stabilized Occupancy 93% Stabilized Expense Growth Rate 1.50%
INVESTMENT SUMMARY Sale Year 2017 Stabilized Yr 1
Stabilized Net Operating Income $2,342,708 Unleveraged IRR 12.78%
Development Yield (Untrended) 7.73% Leveraged IRR 24.02%
Debt Yield 10.00% Leveraged Equity Multiple 1.53x
DSCR 1.35x Total Investment Profit $3,614,008
2017 2018 2019 2020 2021
SALE YEAR ANALYSIS Stab ilize d  Yr 1 Stab ilize d  Yr 2 Stab ilize d  Yr 3 Stab ilize d  Yr 4 Stab ilize d  Yr 5
Gro s s  Sale s  Pro c e e d s $33,793,976 $34,304,385 $34,822,503 $35,348,447 $35,882,334
Gross Sales Price /Unit $143,804 $145,976 $148,181 $150,419 $152,691
Net Sales Proceeds $9,691,020 $10,468,047 $11,272,641 $12,106,362 $12,970,877
Net Sales Proceeds/Unit $41,238 $44,545 $47,969 $51,516 $55,195
Cumulative CF from Operations $784,198 $1,279,445 $1,810,421 $2,377,665 $2,981,725
Cumulative CF Return on Equity 11.43% 18.65% 26.39% 34.65% 43.46%
Total Investment Profit $3,614,008 $4,886,282 $6,221,852 $7,622,817 $9,091,393
Profit/Unit $15,379 $20,793 $26,476 $32,438 $38,687
% of Profit from CF 21.70% 26.18% 29.10% 31.19% 32.80%
% of Profit from Sale 78.30% 73.82% 70.90% 68.81% 67.20%
Equity Multiple 1.53x 1.71x 1.91x 2.11x 2.33x
IRR 24.02% 20.59% 18.82% 17.71% 16.92%
Exe c u tiv e  Su m m ary
Th e  VUE
Multifamily Summarized Operating Proforma 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Gross Rental Income 3,355,800       3,456,474       3,560,168       3,666,973       3,776,982       3,890,292       4,007,001       4,127,211       4,251,027       4,378,558       
Other Income 262,500          262,501          270,376          262,502          270,377          262,503          270,378          262,504          270,379          262,505          
Vacancy 7% 234,906          260,328          268,138          275,063          283,315          290,696          299,417          307,280          316,498          324,874          
Effective Gross Income 3,383,394     3,458,647     3,562,406     3,654,412     3,764,044     3,862,099     3,977,962     4,082,435     4,204,908     4,316,188     
Operating Expenses
Payroll & Related 270,730          278,852          287,217          295,834          304,709          313,850          323,266          332,964          342,953          353,241          
Utilities 88,125             90,769             93,492             96,297             99,185             102,161          105,226          108,383          111,634          114,983          
Repairs & Maintenace 163,000          167,890          172,927          178,115          183,458          188,962          194,631          200,469          206,484          212,678          
General Administration 46,565             47,962             49,401             50,883             52,409             53,982             55,601             57,269             58,987             60,757             
Marketing 45,825             47,200             48,616             50,074             51,576             53,124             54,717             56,359             58,050             59,791             
Total Controllable 614,245          632,672          651,653          671,202          691,338          712,078          733,441          755,444          778,107          801,450          
Management Fee 2.50% 84,125             86,649             89,248             91,926             94,683             97,524             100,450          103,463          106,567          109,764          
Real Estate Tax (stabalization) 243,291          245,724          248,181          250,663          253,170          255,701          258,258          260,841          263,449          266,084          
Total Non-Controllable 327,416          337,238          347,356          357,776          368,510          379,565          390,952          402,680          414,761          427,204          
Total Operating Expenses 941,661          969,911          999,008          1,028,978       1,059,848       1,091,643       1,124,392       1,158,124       1,192,868       1,228,654       
Replacement Reserves 47,000             48,410             49,862             51,358             52,899             54,486             56,120             57,804             59,538             61,324             
Net Operating Income 2,394,733     2,440,326     2,513,536     2,574,075     2,651,298     2,715,970     2,797,449     2,866,506     2,952,502     3,026,210     
Debt Service 913,935         1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       1,779,481       
Before Tax Cash Flow 615,252          660,844          734,054          794,594          871,816          936,489          1,017,968       1,087,025       1,173,020       1,246,729       
Capital Events
Equity Reversion 44,528,520    
Cost of Sale 3% 1,335,856       
Perm Loan Repayment 14,435,697    
Proceeds From Sale 28,756,967    
Returns
Major Equity Partner
Equity Contributed (7,184,199)    
8% Preferred Return 574,736          574,736          574,736          574,736          574,736          574,736          574,736          574,736          574,736          574,736          
30% Split After 8% Pref 12,155             25,833             47,795             65,957             89,124             108,526          132,970          153,687          179,485          201,598          
Total Cash Flow 586,891          600,568          622,531          640,693          663,860          683,262          707,706          728,423          754,221          776,334          
Return On Equity 9.42% Avg. 8.17% 8.36% 8.67% 8.92% 9.24% 9.51% 9.85% 10.14% 10.50% 10.81%
Internal Rate of Return 17.07%
Minor Equity Partner
Equity Contributed (3,078,942)    
70% Split After 8% Pref to Major Partner 28,361             60,276             111,523          153,901          207,956          253,227          310,262          358,602          418,799          470,395          
Return On Equity 7.71% Avg. 0.92% 1.96% 3.62% 5.00% 6.75% 8.22% 10.08% 11.65% 13.60% 15.28%
Internal Rate of Return 14.86%
General & Medical Office Budget 150,000 square feet Phase II
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Site is Purchased Pad Ready 6 304,500$        1,827,000        
Total Land Costs 1,827,000$    
Parking Costs $
Surface Parking Spaces required = 4/1,000sf Space 2,000.00$       1,200,000        
Total Parking Costs 1,200,000$    
Building Costs SF $/SF
Standard Office Building 1 Office 75,000 120.00$          9,000,000        
Standard Office Upfit Standard Office 75,000 40.00$             3,000,000        
Medical Office Building 1 Office 75,000 120.00$          9,000,000        
Medical Office Upfit Medical Upfit 37,500 100.00$          3,750,000        
Total Building Costs 150,000 $24,750,000
Hard Cost Contingency 2.0% $519,000
TOTAL HARD COSTS $28,296,000
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 6.00% 1,697,760        
Engineering (Civil/MEP/Structural/Environmental) & Testing 3.00% 848,880           
Appraisal 10,000              
Permits/Zoning, Testing, Inspection 1.00% 282,960           
LEED Premium 2.0% 495,000           
Total Planning and Design Costs $3,334,600
Development Costs
Insurance & Taxes 0.0945 1,988,044        
Soft Cost Contingency 0.05% 14,148              
Total Development Costs $2,002,192
TOTAL SOFT COSTS $5,336,792
Sub-Total Costs (Hard+Soft) $33,632,792
Grove Partners Developer Fee 2.0% $672,656
Total Development and Construction Costs $34,305,448
General & Medical Office Summarized Operating Proforma 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Gross Rental Income 4,252,500         4,380,075      4,511,477       4,646,822       4,786,226      4,929,813       5,077,707       5,230,039        5,386,940       5,548,548    5,715,004       
Leasing Turnover 6% 295,789          
Vacancy 9% 394,207          406,033          418,214          430,760          443,683          456,994          470,703           484,825          499,369        514,350          
Effective Gross Income 3,985,868      4,105,444       4,228,608       4,355,466      4,190,341       4,620,714       4,759,335        4,902,115       5,049,179    5,200,654       
Operating Expenses $6.50 psf 975,000          1,004,250       1,034,378       1,065,409      1,097,371       1,130,292       1,164,201        1,199,127       1,235,101    1,272,154       
Net Operating Income 3,010,868      3,101,194       3,194,230       3,290,057      3,092,970       3,490,422       3,595,134        3,702,988       3,814,078    3,928,500       
Debt Service (720,414)          2,012,987      2,012,987       2,012,987       2,012,987      2,012,987       2,012,987       2,012,987        2,012,987       2,012,987    2,012,987       
Before Tax Cash Flow 997,881          1,088,207       1,181,243       1,277,070      1,079,983       1,477,434       1,582,147        1,690,001       1,801,091    1,915,513       
Capital Events
Equity Reversion 49,106,252    
Cost of Sale 3% 1,473,188       
Perm Loan Repayment 14,435,697    
Proceeds From Sale 33,197,367    
Returns
Major Equity Partner
Equity Contributed (7,954,592)       
8% Preferred Return 636,367          636,367          636,367          636,367          636,367          636,367          636,367           636,367          636,367        636,367          
30% Split After 8% Pref 108,454          135,552          163,463          192,211          133,085          252,320          283,734           316,090          349,417        383,744          
Total Cash Flow 744,822          771,919          799,830          828,578          769,452          888,687          920,101           952,457          985,784        1,020,111       
Return On Equity 10.91% Avg. 9.36% 9.70% 10.05% 10.42% 9.67% 11.17% 11.57% 11.97% 12.39% 12.82%
Internal Rate of Return 18.41%
Minor Equity Partner
Equity Contributed (3,409,111)       
70% Split After 8% Pref to Major Partner 253,060          316,288          381,413          448,492          310,531          588,747          662,046           737,544          815,306        895,402          
Return On Equity 15.87% Avg. 7.42% 9.28% 11.19% 13.16% 9.11% 17.27% 19.42% 21.63% 23.92% 26.26%
Internal Rate of Return 20.23%
HOTEL OCCUPANCY AND RATE ASSUMPTIONS
Year of Development
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12
Assumption
Available Room Nights Rooms % Available
Hotel 120 100% -           -           43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        
Total Available Rooms 120 -           -           43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        43,800        
Occupancy Rate Target
Summer 83.0% 10% 60.5% 67.2% 74.7% 83.0% 83.0% 83.0% 83.0% 83.0% 83.0% 83.0%
Fall 80.1% 10% 58.4% 64.9% 72.1% 80.1% 80.1% 80.1% 80.1% 80.1% 80.1% 80.1%
Winter 57.7% 10% 42.1% 46.7% 51.9% 57.7% 57.7% 57.7% 57.7% 57.7% 57.7% 57.7%
Spring 74.9% 10% 54.6% 60.7% 67.4% 74.9% 74.9% 74.9% 74.9% 74.9% 74.9% 74.9%
Occupied Room Nights
Summer -           -           7,261          8,068          8,964          9,960          9,960          9,960          9,960          9,960          9,960          9,960          
Fall -           -           5,606          6,229          6,921          7,690          7,690          7,690          7,690          7,690          7,690          7,690          
Winter -           -           4,543          5,048          5,608          6,232          6,232          6,232          6,232          6,232          6,232          6,232          
Spring -           -           6,225          6,916          7,685          8,539          8,539          8,539          8,539          8,539          8,539          8,539          
Total Occupied Rooms 23,634        26,260        29,178        32,420        32,420        32,420        32,420        32,420        32,420        32,420        
Blended Annual Occupancy Rate 54.0% 60.0% 66.6% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0%
Average Daily Rate Days in Season
Summer 140.00$  3% growth rate 100 140.00 144.20 148.53 152.98 157.57 162.30 167.17 172.18 177.35 182.67 188.15 193.79
Fall 160.00$  3% growth rate 80 160.00 164.80 169.74 174.84 180.08 185.48 191.05 196.78 202.68 208.76 215.03 221.48
Winter 110.00$  3% growth rate 90 110.00 113.30 116.70 120.20 123.81 127.52 131.35 135.29 139.34 143.53 147.83 152.27
Spring 130.00$  3% growth rate 95 130.00 133.90 137.92 142.05 146.32 150.71 155.23 159.88 164.68 169.62 174.71 179.95
Weighted Average Daily Rate 365 134.38 138.42 142.57 146.84 151.25 155.79 160.46 165.27 170.23 175.34 180.60 186.02
Total Annual Guest Population
Summer 2.8 -           -           20,330        22,589        25,099        27,888        27,888        27,888        27,888        27,888        27,888        27,888        
Fall 3.9 -           -           21,862        24,291        26,990        29,989        29,989        29,989        29,989        29,989        29,989        29,989        
Winter 1.5 -           -           6,814          7,571          8,413          9,347          9,347          9,347          9,347          9,347          9,347          9,347          
Spring 2.9 -           -           18,051        20,057        22,286        24,762        24,762        24,762        24,762        24,762        24,762        24,762        
Total -           -           67,058        74,509        82,788        91,987        91,987        91,987        91,987        91,987        91,987        91,987        
Annual Occupancy By Season
Available Room Nights
Annual Occupied Room Nights by Season
growth rate to stabilization
Limited Service
Southeast
2011 Percent of Revenue
Revenues (% of Total)
Rooms 96.7%
Food & Beverage 0.0%
Other Operated Departments 1.6%
Rental & Other Income 1.7%
Total Revenues 100.0%
Department Costs & Expenses
Rooms 22.9%
Food & Beverage 0.0%
Other Operated Departments 1.5%
Total Costs & Expenses 24.4%
Total Operated Departmental Income 75.6%
Undistributed Operating Expenses
Administrative & General 9.0%
Sales & Marketing 5.3%
Property Operation & Maintenance 5.2%
Utility Costs 5.0%
Total Undistributed Expenses 24.5%
Gross Operating Profit 51.1%
Franchise & Management Fees 5.5%
Income Before Fixed Charges 45.6%
Fixed Charges
Property Taxes & Other Municiple Charges 4.3%
Insurance 1.2%
Total Fixed Charges 5.5%
Net Operating Income 40.1%
HOTEL OPERATING RATIOS, 2012
Hotel Budget 120 Keys Phase II
Hard Costs Price/Unit Unit Measure Units Used Cost
Pad 304,500   Acres 2.0                     609,000           
Parking 2,000        Parking Spaces 180                   360,000           
Hotel Construction 125,000   Key 120                   15,000,000     
Green Roof Upfit 20              SF 10,000             200,000           
Hard Cost Contingency 2% 319,380           
Total Hard Cost 15,969,000   
Soft Costs Percent of Hard/Soft Cost
Construction Interest 543,078
Architect 5.0% 798,450           
Engineer 3.0% 479,070           
Appraisal 3,000                
Permits, Zoning, 0.5% 79,845              
Testing, Inspection 0.5% 79,845              
Insurance 10,000              
Taxes 850,500           
Soft Cost Contingency 1.0% 23,007              
Total Soft Cost 2,866,795      
Sub-Total Cost (Hard+Soft) 18,835,795   
Grove Partners Development Fee 2.00% 376,716          
Total Development & Construction Cost 19,212,511   
Hotel Summarized Operating Proforma 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Hotel Rooms Available 120 120 120 120 120 120 120 120 120 120
Blended Annual Occupancy 54% 60% 67% 74% 74% 74% 74% 74% 74% 74%
Avg. Rate ($2012) 142.57 146.84 151.25 155.79 160.46 165.27 170.23 175.34 180.60 186.02
Revenues
Rooms 3,369,446     3,856,143     4,413,142     5,050,596        5,202,114     5,358,177     5,518,922     5,684,490     5,855,025     6,030,675        
Other Operated Departments 50,503           57,798           66,146           75,701              77,972           80,311           82,720           85,202           87,758           90,391              
Rentals & Other Income 59,235           67,792           77,584           88,790              91,454           94,198           97,023           99,934           102,932         106,020           
Total 3,479,184     3,981,733     4,556,872     5,215,087        5,371,539     5,532,686     5,698,666     5,869,626     6,045,715     6,227,086        
Department Expenses
Rooms 771,603         911,817         1,043,524     1,194,255        1,230,083     1,266,985     1,304,995     1,344,144     1,384,469     1,426,003        
Other Operated Departments 758                 59,726           68,353           78,226              80,573           82,990           85,480           88,044           90,686           93,406              
Total 772,361         971,543         1,111,877     1,272,481        1,310,656     1,349,975     1,390,475     1,432,189     1,475,154     1,519,409        
Departmental Income 2,706,823     3,010,190     3,444,995     3,942,606        4,060,884     4,182,710     4,308,192     4,437,437     4,570,560     4,707,677        
Undistributed Operating Expenses
G & A 313,127         358,356         410,118         469,358           483,439         497,942         512,880         528,266         544,114         560,438           
Marketing 184,397         211,032         241,514         276,400           284,692         293,232         302,029         311,090         320,423         330,036           
PO&M 180,918         207,050         236,957         271,185           279,320         287,700         296,331         305,221         314,377         323,808           
Utilities 173,959         199,087         227,844         260,754           268,577         276,634         284,933         293,481         302,286         311,354           
Total Undistributed Expenses 852,400         975,525         1,116,434     1,277,696        1,316,027     1,355,508     1,396,173     1,438,058     1,481,200     1,525,636        
Gross Operating Profit 1,854,423     2,034,665     2,328,562     2,664,909        2,744,857     2,827,202     2,912,018     2,999,379     3,089,360     3,182,041        
Franchise Fee & Management Fee 191,355         218,995         250,628         286,830           295,435         304,298         313,427         322,829         332,514         342,490           
Income Before Fixed Charges 1,663,068     1,815,670     2,077,934     2,378,080        2,449,422     2,522,905     2,598,592     2,676,549     2,756,846     2,839,551        
Fixed Charges
Property Taxes & Local Charges 149,605         171,215         195,945         224,249           230,976         237,905         245,043         252,394         259,966         267,765           
Insurance 41,750           47,781           54,682           62,581              64,458           66,392           68,384           70,436           72,549           74,725              
Total 191,355         218,995         250,628         286,830           295,435         304,298         313,427         322,829         332,514         342,490           
Net Operating Income 1,471,713     1,596,675     1,827,306     2,091,250        2,153,987     2,218,607     2,285,165     2,353,720     2,424,332     2,497,062        
Replace Reserve 104,376         119,452         136,706         156,453           161,146         165,981         170,960         176,089         181,371         186,813           
Debt Service 565,074         565,074         565,074         1,543,497        1,543,497     1,543,497     1,543,497     1,543,497     1,543,497     1,543,497        
Before Tax Cash Flow 802,264         912,149         1,125,525     391,300           449,344         509,129         570,708         634,134         699,463         766,752           
Capital Events
Refinance 16,265,276     
Construction/Mini Perm Payoff 13,448,758     
Capital Reserves/Distribution 2,816,518        
Equity Reversion 27,066,891     
Permanent Loan Balance Repayment 6,815,917        
Capital for Distribution 20,250,974     
Returns
Major Equity Partner
Equity Contributed (4,879,583)     
8% Preferred Return 390,367         390,367         390,367         390,367           390,367         390,367         390,367         390,367         390,367         390,367           
30% Split After 8% Pref 123,569         156,535         220,548         280                    17,693           35,629           54,102           73,130           92,729           112,916           
Total Cash Flow 513,936         546,901         610,914         390,647           408,060         425,995         444,469         463,497         483,096         503,282           
Return On Equity 9.82% Avg. 10.53% 11.21% 12.52% 8.01% 8.36% 8.73% 9.11% 9.50% 9.90% 10.31%
Internal Rate of Return 17.79%
Minor Equity Partner
Equity Contributed (2,091,250)     
70% Split After 8% Pref to Major Partner 288,328         365,248         514,611         653                    41,284           83,134           126,239         170,637         216,367         263,470           
Return On Equity 9.90% Avg. 13.79% 17.47% 24.61% 0.03% 1.97% 3.98% 6.04% 8.16% 10.35% 12.60%
Internal Rate of Return 18.99%
Retail Portion of Mixed Use Summarized Operating Proforma 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Gross Rental Income 919,000             946,570             974,967             1,004,216         1,034,343         1,065,373         1,097,334         1,130,254         1,164,162         1,199,087         1,235,059         
Expense Reimbursement
   Utilities 106,972             139,063             151,033             157,670             162,968             161,619             171,367            177,831             183,523            189,125             
   Maintenance 71,314               92,709               100,689             105,113             108,646             107,746             114,244            118,554             122,348            126,083             
   Property Taxes 44,572               57,943               62,931               65,696               67,903               67,341               71,403               74,096               76,468               78,802               
   Property Insurance 17,829               23,177               25,172               26,278               27,161               26,936               28,561               29,638               30,587               31,521               
Total Expense Reimbursement -                      240,686             312,892             339,825             354,757             366,679             363,642             385,575            400,119             412,926            425,531             
Leasing Turnover 5% 53,269               
Vacancy 3% 27,570               28,397               29,249               30,126               31,030               31,961               32,920               33,908               34,925               35,973               37,052               
Effective Gross Income 891,430             1,158,859         1,258,610         1,313,914         1,358,069         1,346,822         1,428,056         1,481,922         1,529,356         1,576,040         1,623,538         
Operating Expenses
   Payroll 1.0% 9,190                  11,589               12,586               13,139               13,581               13,468               14,281               14,819               15,294               15,760               16,235               
   General and Administrative 1.0% -                      11,589               12,586               13,139               13,581               13,468               14,281               14,819               15,294               15,760               16,235               
   Marketing 1.0% -                      11,589               12,586               13,139               13,581               13,468               14,281               14,819               15,294               15,760               16,235               
   Utilities 12.0% 106,972             139,063             151,033             157,670             162,968             161,619             171,367             177,831            183,523             189,125            194,825             
   Maintenance 8.0% 71,314               92,709               100,689             105,113             108,646             107,746             114,244             118,554            122,348             126,083            129,883             
   Property Taxes 5.0% 44,572               57,943               62,931               65,696               67,903               67,341               71,403               74,096               76,468               78,802               81,177               
   Property Insurance 2.0% 17,829               23,177               25,172               26,278               27,161               26,936               28,561               29,638               30,587               31,521               32,471               
Total Operating Expenses 30% 249,876             347,658             377,583             394,174             407,421             404,047             428,417             444,576            458,807             472,812            487,061             
Net Operating Income 811,201             881,027             919,740             950,648             942,775             999,639             1,037,345         1,070,549         1,103,228         1,136,477         
Office Portion of Mixed Use Summarized Operating Proforma 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Gross Rental Income 2,098,290         2,161,239         2,226,076         2,292,858         2,361,644         2,432,493         2,505,468         2,580,632         2,658,051         2,737,793         2,819,926         
Leasing Turnover 6% 145,950             
Vacancy 9% 64,837               66,782               68,786               70,849               72,975               75,164               77,419               79,742               82,134               84,598               
Effective Gross Income 2,096,402         2,159,294         2,224,072         2,290,795         2,213,569         2,430,304         2,503,213         2,578,309         2,655,659         2,735,329         
Operating Expenses $6.50 psf 585,000             602,550             620,627             639,245             658,423             678,175             698,521            719,476             741,060            763,292             
Net Operating Income 1,511,402         1,556,744         1,603,446         1,651,549         1,555,146         1,752,129         1,804,692         1,858,833         1,914,598         1,972,036         
Combined Mixed Use Year of Operation 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Net Operating Income 2,322,603         2,437,771         2,523,186         2,602,198         2,497,921         2,751,768         2,842,038         2,929,382         3,017,826         3,108,513         
Debt Service 581,377             1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         1,744,864         
Before Tax Cash Flow 577,739             692,907             778,322             857,334             753,057             1,006,904         1,097,174         1,184,518         1,272,962         1,363,649         
Capital Events
Equity Reversion 35,575,659       
Cost of Sale 3% 1,067,270         
Perm Loan Repayment 16,605,108       
Proceeds From Sale 17,903,281       
Returns
Major Equity Partner
Equity Contributed (5,688,131.4)    
8% Preferred Return 455,051             455,051             455,051             455,051             455,051             455,051             455,051            455,051             455,051            455,051             
30% Split After 8% Pref 36,807               71,357               96,981               120,685             89,402               165,556             192,637            218,840             245,374            272,580             
Total Cash Flow 491,857             526,407             552,032             575,735             544,453             620,606             647,687            673,891             700,424            727,630             
Return On Equity 10.66% Avg. 8.65% 9.25% 9.70% 10.12% 9.57% 10.91% 11.39% 11.85% 12.31% 12.79%
Internal Rate of Return 15.83%
Minor Equity Partner
Equity Contributed (2,437,771)       
70% Split After 8% Pref to Major Partner 85,882               166,499             226,290             281,598             208,605             386,297             449,486            510,627             572,538            636,019             
Return On Equity 14.46% Avg. 3.52% 6.83% 9.28% 11.55% 8.56% 15.85% 18.44% 20.95% 23.49% 26.09%
Internal Rate of Return 16.87%
135,000 square feet Phase IV
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Site is Purchased Pad Ready 10 304,500$          3,044,999               
Total Land Costs 3,044,999$           
Parking Costs $
Parking Structure Precast Multilevel 15,000.00$       5,610,000               
Total Parking Costs 5,610,000$           
Building Costs SF $/SF
Office 90,000 120.00$             10,800,000             
Upfit Standard Office 90,000 40.00$               3,600,000               
Bottom Floor Retail Shell 45,000 75.00$               3,375,000               
Restaurant 15,000 100.00$             1,500,000               
Retail Coffee Shop with high end upfit 3,000 100.00$             300,000                   
Basic Retail Upfit 27,000 40.00$               1,080,000               
Total Office Cost 90,000 14,400,000             
Total Retail Cost 45,000 6,255,000               
Total Mixed Use Cost 20,655,000$         
Hard Cost Contingency 2.0% 525,300$               
TOTAL HARD COSTS 23,580,299$         
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 3.00% 707,409                   
Engineering (Civil/MEP/Structural/Environmental) 3.00% 707,409                   
Appraisal 5,000                        
Permits/Zoning, Testing, Inspection 1.00% 235,803                   
LEED Premium 2.0% 413,100                   
Total Planning and Design Costs 1,655,621$           
Development Costs
Insurance & Taxes 0.0945 1,894,088               
Soft Cost Contingency 0.05% 11,790                     
Total Development Costs 1,905,878$           
TOTAL SOFT COSTS 3,561,499$           
Sub-Total Costs (Hard+Soft) 27,141,798$         
Grove Partners Development Fee 2.0% 542,836$               
Total Development and Construction Costs 27,684,634$         
Mixed Use - Retail & Office Budget
Retail Portion of Mixed Use Summarized Operating Proforma 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Gross Rental Income 600,000           618,000          636,540          655,636          675,305          695,564          716,431          737,924            760,062          782,864          806,350          
Expense Reimbursement
   Utilities 65,520            85,176            69,510            71,595            73,743            71,782            78,234              80,581            82,999             85,489             
   Maintenance 43,680            56,784            46,340            47,730            49,162            47,855            52,156              53,721            55,333             56,992             
   Property Taxes 27,300            35,490            28,963            29,831            30,726            29,909            32,598              33,576            34,583             35,620             
   Property Insurance 10,920            14,196            11,585            11,933            12,291            11,964            13,039              13,430            13,833             14,248             
Total Expense Reimbursement -                     147,420          191,646          156,398          161,090          165,923          161,510          176,027            181,308          186,747          192,350          
Leasing Turnover 5% 34,778            
Vacancy 9% 54,000              55,620            57,289            59,007            60,777            62,601            64,479            66,413              68,406            70,458             72,571             
Effective Gross Income 546,000          709,800          579,251          596,629          614,528          598,185          651,953          671,511            691,656          712,406          733,778          
Operating Expenses
   Payroll 2.0% 12,000              12,360            12,731            13,113            13,506            13,911            14,329            14,758              15,201            15,657             16,127             
   General and Administrative 2.0% 10,920              14,196            11,585            11,933            12,291            11,964            13,039            13,430              13,833            14,248             14,676             
   Marketing 2.0% 10,920              14,196            11,585            11,933            12,291            11,964            13,039            13,430              13,833            14,248             14,676             
   Utilities 12.0% 65,520              85,176            69,510            71,595            73,743            71,782            78,234            80,581              82,999            85,489             88,053             
   Maintenance 8.0% 43,680              56,784            46,340            47,730            49,162            47,855            52,156            53,721              55,333            56,992             58,702             
   Property Taxes 5.0% 27,300              35,490            28,963            29,831            30,726            29,909            32,598            33,576              34,583            35,620             36,689             
   Property Insurance 2.0% 10,920              14,196            11,585            11,933            12,291            11,964            13,039            13,430              13,833            14,248             14,676             
Total Operating Expenses 33% 181,260          232,398          192,299          198,068          204,010          199,349          216,434          222,927            229,615          236,503          243,598          
Net Operating Income 477,402          386,953          398,561          410,518          398,837          435,519          448,584            462,042          475,903          490,180          
Office Portion of Mixed Use Summarized Operating Proforma 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Year of Operation 1 2 3 4 5 6 7 8 9 10
Gross Rental Income 1,128,270        1,162,118      1,196,982      1,232,891      1,269,878      1,307,974      1,347,213      1,387,630        1,429,259      1,472,136      1,516,301       
Leasing Turnover 6% 78,478            
Vacancy 9% 104,590.63    107,728          110,960          114,289          117,718          121,249          124,887            128,633          132,492          136,467          
Effective Gross Income 1,057,527      1,089,253      1,121,931      1,155,589      1,111,778      1,225,964      1,262,743        1,300,625      1,339,644      1,379,833       
Operating Expenses $6.50 psf 325,000          334,750          344,793          355,136          365,790          376,764          388,067            399,709          411,700          424,051          
Net Operating Income 732,527          754,503          777,138          800,453          745,988          849,200          874,676            900,916          927,944          955,782          
Combined Mixed Use Summarized Operating Proforma 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Net Operating Income 1,209,929      1,141,456      1,175,700      1,210,971      1,144,824      1,284,719      1,323,260        1,362,958      1,403,847      1,445,962       
Debt Service 451,798           866,570          866,570          866,570          866,570          866,570          866,570          866,570            866,570          866,570          866,570          
Before Tax Cash Flow 343,360          274,886          309,130          344,401          278,255          418,149          456,691            496,388          537,277          579,393          
Capital Events
Equity Reversion 20,325,550    
Cost of Sale 3% 609,767          
Perm Loan Repayment 10,927,828    
Proceeds From Sale 8,787,956       
Returns
Major Equity Partner
Equity Contributed (3,424,368)      
8% Preferred Return 273,949          273,949          273,949          273,949          273,949          273,949          273,949            273,949          273,949          273,949          
30% Split After 8% Pref 20,823            281                  10,554            21,135            1,292               43,260            54,822              66,732            78,998             91,633             
Total Cash Flow 294,773          274,230          284,504          295,085          275,241          317,209          328,772            340,681          352,948          365,582          
Return On Equity 9.14% 8.61% 8.01% 8.31% 8.62% 8.04% 9.26% 9.60% 9.95% 10.31% 10.68%
Internal Rate of Return 13.16%
Minor Equity Partner
Equity Contributed (1,467,586)      
70% Split After 8% Pref to Major Partner 48,587            656                  24,626            49,316            3,014               100,940          127,919            155,707          184,329          213,810          
Return On Equity 6.19% 3.31% 0.04% 1.68% 3.36% 0.21% 6.88% 8.72% 10.61% 12.56% 14.57%
Internal Rate of Return 10.03%
Mixed Use - Retail & Office 75,000 square feet Phase III
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Site is Purchased Pad Ready 3 304,500$        913,500            
Total Land Costs 913,500$        
Parking Costs $
Surface Parking Spaces required = 4/1,000sf Space 2,000.00$       600,000            
Total Parking Costs 600,000$        
Building 1 Costs SF $/SF
Office Office 50,000 120.00$          6,000,000         
Upfit Standard Office 50,000 40.00$             2,000,000         
Bottom Floor Retail Shell 25,000 75.00$             1,875,000         
Basic Retail Upfit 25,000 40.00$             1,000,000         
Total Office Cost 50,000 8,000,000         
Total Retail Cost 25,000 2,875,000         
Total Mixed Use Cost $10,875,000
Hard Cost Contingency 2.0% $229,500
TOTAL HARD COSTS $12,618,000
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 6.00% 757,080            
Engineering (Civil/MEP/Structural/Environmental) & Testing 3.00% 378,540            
Appraisal 5,000                 
Permits/Zoning, Testing, Inspection 1.00% 126,180            
LEED Premium 2.0% 217,500            
Total Planning and Design Costs $1,266,800
Development Costs
Insurance & Taxes 0.0945 873,534            
Soft Cost Contingency 0.05% 6,309                 
Total Development Costs $879,843
TOTAL SOFT COSTS $2,146,643
Sub-Total Costs (Hard+Soft) $14,764,643
Grove Partners Development Fee 2.0% $295,293
Total Development and Construction Costs $15,059,936
Retail Portion of Mixed Use Summarized Operating Proforma 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Gross Rental Income 765,000              787,950         811,589             835,936             861,014             886,845             913,450             940,854                 969,079             998,151             1,028,096          
Expense Reimbursement
   Utilities 91,800            110,830             88,625                91,284                94,023                91,522                99,749                    102,741             105,823             108,998              
   Maintenance 61,200            73,887                59,084                60,856                62,682                61,015                66,499                    68,494                70,549                72,665                
   Property Taxes 38,250            46,179                36,927                38,035                39,176                38,134                41,562                    42,809                44,093                45,416                
   Property Insurance 15,300            18,472                14,771                15,214                15,670                15,254                16,625                    17,124                17,637                18,166                
Total Expense Reimbursement -                       206,550         249,368             199,407             205,390             211,551             205,925             224,435                 231,168             238,103             245,246              
Leasing Turnover 5% 44,342                
Vacancy 9% 68,850                70,915.50      73,042.97          75,234.25          77,491.28          79,816.02          82,210.50          84,676.82              87,217.12          89,833.63          92,528.64          
Effective Gross Income 923,585         738,546             760,702             783,523             762,686             831,240             856,177                 881,862             908,318             935,567              
Operating Expenses
   Payroll 1.0% 7,650                   9,236              7,385                  7,607                  7,835                  7,627                  8,312                  8,562                      8,819                  9,083                  9,356                   
   General and Administrative 1.0% 7,650                   9,236              7,385                  7,607                  7,835                  7,627                  8,312                  8,562                      8,819                  9,083                  9,356                   
   Marketing 1.0% 7,650                   9,236              7,385                  7,607                  7,835                  7,627                  8,312                  8,562                      8,819                  9,083                  9,356                   
   Utilities 12.0% 91,800                110,830         88,625                91,284                94,023                91,522                99,749                102,741                 105,823             108,998             112,268              
   Maintenance 8.0% 61,200                73,887            59,084                60,856                62,682                61,015                66,499                68,494                    70,549                72,665                74,845                
   Property Taxes 5.0% 38,250                46,179            36,927                38,035                39,176                38,134                41,562                42,809                    44,093                45,416                46,778                
   Property Insurance 2.0% 15,300                18,472            14,771                15,214                15,670                15,254                16,625                17,124                    17,637                18,166                18,711                
Total Operating Expenses 30% 229,500              277,075         221,564             228,211             235,057             228,806             249,372             256,853                 264,559             272,495             280,670              
Net Operating Income 646,509         516,982             532,491             548,466             533,880             581,868             599,324                 617,303             635,822             654,897              
Multifamily Portion of Mixed Use Summarized Operating Proforma 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Gross Rental Income 540,000              556,200         572,886             590,073             607,775             626,008             644,788             664,132                 684,056             704,578             725,715              
Vacancy 5% 27,810.00      28,644                29,504                30,389                31,300                32,239                33,207                    34,203                35,229                36,286                
Effective Gross Income 528,390         544,242             560,569             577,386             594,708             612,549             630,925                 649,853             669,349             689,429              
Operating Expenses 15% -                   -                       -                       -                       -                       -                       -                           -                       -                       -                       
Net Operating Income 528,390         544,242             560,569             577,386             594,708             612,549             630,925                 649,853             669,349             689,429              
Combined Mixed Use 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Net Operating Income 1,174,899      1,061,224          1,093,060          1,125,852          1,128,588          1,194,416          1,230,249              1,267,156          1,305,171          1,344,326          
Debt Service 273,764              939,914         939,914             939,914             939,914             939,914             939,914             939,914                 939,914             939,914             939,914              
Before Tax Cash Flow 234,985         121,310             153,146             185,938             188,674             254,503             290,335                 327,243             365,257             404,412              
Capital Events
Equity Reversion 19,518,479        
Cost of Sale 3% 585,554              
Perm Loan Repayment 3,752,824          
Proceeds From Sale 15,180,100        
Returns
Major Equity Partner
Equity Contributed (2,971,426)$      
8% Preferred Return 234,985$       121,310$           153,146$           185,938$           188,674$           237,714$           237,714$               237,714$           237,714$           237,714$           
30% Split After 8% Pref -                   -                       -                       -                       -                       5,037                  15,786                    26,859                38,263                50,009                
Total Cash Flow 234,985$       121,310$           153,146$           185,938$           188,674$           242,751$           253,500$               264,573$           275,977$           287,724$           
Return On Equity 7.43% Avg. 7.91% 4.08% 5.15% 6.26% 6.35% 8.17% 8.53% 8.90% 9.29% 9.68%
Internal Rate of Return 18%
Minor Equity Partner
Equity Contributed (1,273,468)$      
70% Split After 8% Pref to Major Partner -                   -                       -                       -                       -                       8,226.37            25,784.29              43,868.95          62,496.15          81,682.16          
Return On Equity 1.74% Avg. 0.00% 0.00% 0.00% 0.00% 0.00% 0.65% 2.02% 3.44% 4.91% 6.41%
Internal Rate of Return 14%
60,000 square feet Phase III
Hard Costs Cost
Land Costs Comments Acres $/Acre
Land Cost Site is Purchased Pad Ready 3 304,500$           913,500                  
Total Land Costs 913,500$              
Parking Costs $
Surface Parking Spaces required = 4/1,000sf Space 2,000.00$          480,000                  
Total Parking Costs 480,000$              
Building Costs SF $/SF
Bottom Floor Retail 30,000 75.00$                2,250,000              
Retail upfit 30,000 40.00$                1,200,000              
Multifamily 30,000 90.00$                2,700,000              
Total Office Cost 30,000 3,450,000              
Total Multifamily Condo Cost 30,000 2,700,000              
Total Mixed Use Cost 6,150,000$          
Hard Cost Contingency 2.0% 132,600$              
TOTAL HARD COSTS 7,676,100$          
Soft Costs Cost
Planning and Design Costs % of Costs
Architect (Design & Landscape) 6.00% 460,566                  
Engineering (Civil/MEP/Structural/Environmental) & Testing 3.00% 230,283                  
Appraisal 5,000                       
Permits/Zoning, Testing, Inspection 1.00% 76,761                    
LEED Premium 2.0% 123,000                  
Total Planning and Design Costs 772,610$              
Development Costs
Insurance & Taxes 0.0945 493,999                  
Soft Cost Contingency 0.05% 3,838                       
Total Development Costs 497,837$              
TOTAL SOFT COSTS 1,270,447             
Sub-Total Costs (Hard+Soft) 8,946,547$          
Grove Partners Development Fee 2.0% 178,931$              
Total Development and Construction Costs 9,125,478$          
Mixed Use - Retail & Multifamily Budget
Retail Building (Phase III) Summarized Operating Proforma 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
Gross Rental Income 648,900        668,367        688,418        709,071        730,343        752,253        774,821        798,065        822,007        846,667        
Expense Reimbursement
Utilities 68,796          89,435          97,133          101,401        104,809        102,793        109,900        114,283        118,005        121,625        
Maintenance 45,864          59,623          64,755          67,601          69,873          68,529          73,267          76,189          78,670          81,083          
Property Taxes 28,665          37,265          40,472          42,250          43,670          42,831          45,792          47,618          49,169          50,677          
Property Insurance 11,466          14,906          16,189          16,900          17,468          17,132          18,317          19,047          19,668          20,271          
Total Expense Reimbursement 154,791        201,228        218,549        228,153        235,820        231,285        247,275        257,138        265,512        273,655        
Leasing Turnover 6% 43,821          
Vacancy 9% 58,401          60,153          61,958          63,816          65,731          67,703          69,734          71,826          73,981          76,200          
Effective Gross Income 745,290        809,442        845,010        873,407        856,611        915,835        952,362        983,377        1,013,538    1,044,123    
Operating Expenses
Payroll 2.0% 14,906          16,189          16,900          17,468          17,132          18,317          19,047          19,668          20,271          20,882          
General and Administrative 2.0% 14,906          16,189          16,900          17,468          17,132          18,317          19,047          19,668          20,271          20,882          
Marketing 2.0% 14,906          16,189          16,900          17,468          17,132          18,317          19,047          19,668          20,271          20,882          
Utilities 12.0% 89,435          97,133          101,401        104,809        102,793        109,900        114,283        118,005        121,625        125,295        
Maintenance 8.0% 59,623          64,755          67,601          69,873          68,529          73,267          76,189          78,670          81,083          83,530          
Property Taxes 5.0% 37,265          40,472          42,250          43,670          42,831          45,792          47,618          49,169          50,677          52,206          
Property Insurance 2.0% 14,906          16,189          16,900          17,468          17,132          18,317          19,047          19,668          20,271          20,882          
Total Operating Expenses 245,946        267,116        278,853        288,224        282,682        302,226        314,280        324,514        334,468        344,560        
Net Operating Income 499,344        542,326        566,157        585,183        573,929        613,610        638,083        658,863        679,071        699,562        
Debt Service 395,454        395,454        395,454        395,454        395,454        395,454        395,454        395,454        395,454        395,454        
Before Tax Cash Flow 103,890        146,872        170,702        189,728        178,475        218,155        242,629        263,408        283,616        304,108        
Capital Events
Equity Reversion 8,006,458    
Perm Loan Repayment 3,106,996    
Proceeds From Sale 4,899,462    
Returns
Major Equity Partner
Equity Contributed (1,498,033)     
8% Preferred Return 103,890        119,843        119,843        119,843        119,843        119,843        119,843        119,843        119,843        119,843        
30% Split After 8% Pref 8,109             15,258          20,966          17,590          29,494          36,836          43,070          49,132          55,280          
Total Cash Flow 103,890        127,951        135,101        140,808        137,432        149,336        156,678        162,912        168,975        175,122        
Return On Equity 9.73% Avg. 6.94% 8.54% 9.02% 9.40% 9.17% 9.97% 10.46% 10.88% 11.28% 11.69%
Internal Rate of Return 15.42%
Minor Equity Partner
Equity Contributed (642,014)         
70% Split After 8% Pref to Major Partner 18,921          35,602          48,920          41,043          68,819          85,950          100,496        114,642        128,986        
Return On Equity 10.02% Avg. -                 2.95% 5.55% 7.62% 6.39% 10.72% 13.39% 15.65% 17.86% 20.09%
Internal Rate of Return 14.29%
Retail Building 35,000 square feet Phase III
Hard Costs Price/Unit Unit Measure Units Used Cost
Pad 304,500    Acres 2.0                 609,000         
Parking 2,000         Parking Spaces 99                  198,000         
Retail Construction
Shell Construction 75               SF 35,000          2,625,000     
Upfit 40               SF 35,000          1,400,000     
Hard Cost Contingency 2% 96,640           
Total Hard Cost 4,928,640   
Soft Costs Percent of Hard/Soft Cost
Construction Interest 149,883
Architect 5.0% 246,432         
Engineer 3.0% 147,859         
Appraisal 3,000              
Permits, Zoning 0.5% 24,643           
Testing, Inspection 0.5% 24,643           
Insurance 7,500              
Taxes 279,454         
Soft Cost Contingency 1.0% 7,335              
Total Soft Cost 890,750       
Sub-Total Costs (Hard+Soft) 5,819,390   
Grove Partners Development Fee 2.0% 116,388       
Total Building Cost 5,935,778   
Retail (adjacent to Hotel) Summarized Operating Proforama 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Gross Rental Income 812,670           837,050                862,162                888,026                914,667                942,107                970,370                999,482                1,029,466             1,060,350             
Expense Reimbursement
Utilities 86,159             112,006                121,648                126,993                131,261                128,736                137,637                143,126                147,788                152,320                
Maintenance 57,439             74,671                   81,098                   84,662                   87,507                   85,824                   91,758                   95,418                   98,525                   101,547                
Property Taxes 35,900             46,669                   50,687                   52,914                   54,692                   53,640                   57,349                   59,636                   61,578                   63,467                   
Property Insurance 14,360             18,668                   20,275                   21,165                   21,877                   21,456                   22,939                   23,854                   24,631                   25,387                   
Total Expense Reimbursement 193,857           252,014                273,707                285,734                295,336                289,657                309,683                322,034                332,522                342,721                
Leasing Turnover 6% 54,880                   
Vacancy 9% 73,140             75,335                   77,595                   79,922                   82,320                   84,790                   87,333                   89,953                   92,652                   95,432                   
Effective Gross Income 933,387           1,013,730             1,058,274             1,093,838             1,072,803             1,146,975             1,192,720             1,231,563             1,269,336             1,307,639             
Operating Expenses
Payroll 2.0% 18,668             20,275                   21,165                   21,877                   21,456                   22,939                   23,854                   24,631                   25,387                   26,153                   
General and Administrative 2.0% 18,668             20,275                   21,165                   21,877                   21,456                   22,939                   23,854                   24,631                   25,387                   26,153                   
Marketing 2.0% 18,668             20,275                   21,165                   21,877                   21,456                   22,939                   23,854                   24,631                   25,387                   26,153                   
Utilities 12.0% 112,006           121,648                126,993                131,261                128,736                137,637                143,126                147,788                152,320                156,917                
Maintenance 8.0% 74,671             81,098                   84,662                   87,507                   85,824                   91,758                   95,418                   98,525                   101,547                104,611                
Property Taxes 5.0% 46,669             50,687                   52,914                   54,692                   53,640                   57,349                   59,636                   61,578                   63,467                   65,382                   
Property Insurance 2.0% 18,668             20,275                   21,165                   21,877                   21,456                   22,939                   23,854                   24,631                   25,387                   26,153                   
Total Operating Expenses 308,018           334,531                349,230                360,967                354,025                378,502                393,598                406,416                418,881                431,521                
Net Operating Income 625,369           679,199                709,044                732,872                718,778                768,473                799,123                825,147                850,455                876,118                
Debt Service 495,259           495,259                495,259                495,259                495,259                495,259                495,259                495,259                495,259                495,259                
Before Tax Cash Flow 130,110           183,940                213,784                237,612                223,519                273,214                303,863                329,888                355,196                380,859                
Capital Events
Equity Reversion 10,027,136          
Perm Loan Repayment 3,891,143             
Proceeds From Sale 6,135,993             
Returns
Major Equity Partner
Equity Contributed (1,876,108)           
8% Preferred Return 130,110           150,089                150,089                150,089                150,089                150,089                150,089                150,089                150,089                150,089                
30% Split After 8% Pref 10,155                   19,109                   26,257                   22,029                   36,938                   46,132                   53,940                   61,532                   69,231                   
Total Cash Flow 160,244                169,197                176,346                172,118                187,026                196,221                204,028                211,621                219,320                
Return On Equity 9.73% Avg. 6.94% 8.54% 9.02% 9.40% 9.17% 9.97% 10.46% 10.88% 11.28% 11.69%
Internal Rate of Return 15.42%
Minor Equity Partner
Equity Contributed (804,046)              
70% Split After 8% Pref to Major Partner 23,696                   44,587                   61,267                   51,401                   86,188                   107,642                125,859                143,575                161,539                
Return On Equity 10.02% Avg. -                    2.95% 5.55% 7.62% 6.39% 10.72% 13.39% 15.65% 17.86% 20.09%
Internal Rate of Return 14.29%
Retail Building Budget 30,000 square feet Phase II
Hard Costs Price/Unit Unit Measure Units Used Cost
Pad 304,500  Acres 2.0                    609,000        
Parking 2,000       Parking Spaces 99                     198,000        
Retail Construction
Shell Construction 75            SF 30,000             2,250,000    
Upfit 40            SF 30,000             1,200,000    
Hard Cost Contingency 2% 85,140          
Total Hard Cost 4,342,140    
Soft Costs Percent of Hard/Soft Cost
Construction Interest 149,883
Architect 5.0% 217,107        
Engineer 3.0% 130,264        
Appraisal 3,000            
Permits, Zoning 0.5% 21,711          
Testing, Inspection 0.5% 21,711          
Insurance 7,500            
Taxes 246,199        
Soft Cost Contingency 1.0% 6,475            
Total Soft Cost 803,850        
Sub-Total Cost (Hard+Soft) 5,145,990    
Grove Partners Development Fee 2.0% 102,920        
Total Building Cost 5,248,910    
